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AGENDA 

 

Planning Commission Meeting 
Tuesday, February 25, 2020 

7:00 pm 
Gardner City Hall 

120 E. Main Street 
 

 
CALL TO ORDER 
 
 
PLEDGE OF ALLEGIANCE 
 
 
ROLL CALL 
 
 
CONSENT AGENDA 
 

All matters listed within the Consent Agenda have been distributed to each member of the Planning Commission for 
study. These items are considered to be routine and will be enacted upon by one motion with no separate discussion.  
If separate discussion is desired on an item, from either the Planning Commission or from the floor, that item may be 
removed from the Consent Agenda and placed on the Regular Agenda. 
 

1. Standing approval of the minutes as written for the meeting on January 28, 2020.   
 
 
REGULAR AGENDA 
 

1. NEW LIFE COMMUNITY CHURCH 
FDP-20-01:  Consider a final development plan for New Life Community Church located 
east of the intersection of S Gardner Road and E 188th Street.  
 

2. PRAIRIE TRACE **DEFERRED TO MARCH 24, 2020** 
Located southeast corner of W 175th Street and Interstate 35 
a. Z-20-01(PDP-20-01): Hold a public hearing and consider a rezoning of approximately 

136.3 acres from County RUR, PRB2, and PEC3 Districts to City of Gardner Districts 
RP-1 (approximately 88.2 acres) and RP-2 (approximately 48.1 acres) and associated 
preliminary development plan for Prairie Trace. 

b. Z-20-02:  Hold a public hearing on and consider a rezoning of approximately 31.9 
acres from County PRB2 and PEC3 District to City of Gardner District R-3. 

c. Z-20-03:  Hold a public hearing on and consider a rezoning of approximately 100.4 
acres from County and PEC3 Districts to City of Gardner District C-3. 

d. PP-20-01:  Consider a preliminary plat 356 single-family lots for Prairie Trace. 
 

3. FRONTIER COMMUNITY CREDIT UNION 
Located southwest of the intersection of Madison Street and Moonlight Road 
a. PP-20-02:  Consider a preliminary plat for a 2 lot, 3.23 acre commercial subdivision. 
b. FP-20-01:  Consider a final plat for a 2 lot, 3.23 acres commercial subdivision. 
c. SP-20-01:  Consider a site plan for the Frontier Community Credit Union.    
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4. COMPREHENSIVE PLAN AMENDMENT 

CPA-20-01:  Hold a public hearing and consider adopting the Gardner Destination 
Downtown Plan and incorporating by reference the Plan into the Gardner Comprehensive 
Plan.   
 

5. ELECTION OF A VICE-CHAIR 
Nominate and elect a Vice-Chair of the Planning Commission for a term to expire July 
2020. 
 
 

DISCUSSION ITEMS 
 

1. SMALLER LOT SINGLE-FAMILY HOUSING IN GARDNER LAND DEVELOPMENT 
CODE 

 
 
ADJOURNMENT 



 
PLANNING COMMISSION MEETING 

City of Gardner, Kansas 
Tuesday, January 28, 2020 

7 p.m. 
Gardner City Hall 

120 E. Main Street 
 

 CALL TO ORDER 
 
The meeting of the Gardner Planning Commission was called to order at 7:00 p.m. on 
Tuesday, January 28, 2020, by Chairman Scott Boden. 

 
 

 PLEDGE OF ALLEGIANCE 
 
Chairman Boden led the Pledge of Allegiance. 
 
 
 ROLL CALL 
 
Commissioners present: 

Chairman Boden 
Commissioner Deaton 
Commissioner Ford 
Commissioner Hansen 
Commissioner Meder 
Commissioner McNeer 
 

Commissioners Absent: 
Commissioner Simmons-Lee  

 
Staff members present: 

Larry Powell, Director, Business & Economic Development 
Kelly Drake Woodward, Chief Planner 
Michelle Leininger, Principal Planner 
Robert Case, Planner 
Kristie Hatley, Planning Technician 
Ryan Denk, City Attorney 
 

There were twelve members of the public in attendance. 
 
 
CONSENT AGENDA 

 
1. Approval of the minutes as written for the meeting on November 19, 2019. 

 
Motion made by Commissioner Meder to approve the minutes with the 
recommendation by Commissioner Hansen to correct the spelling of the word 
“effective” under the Discussion Items on page 5. 
 
Motion seconded by Commissioner Ford. 
 
Motion passed 6-0. 
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REGULAR AGENDA 

 
1. SYMPHONY FARMS AMENITIES AREA 

FDP-19-04:  Consider a final development plan for an amenities area for Symphony Farms 
located at the northwest corner of Kill Creek Road and W 167th Street. 

 
Ms. Michelle Leininger, Principal Planner, presented the final development plan for this 
project located at Kill Creek Road along the east and W 167th Street along the south.  
Currently under construction are the pool and restroom/pool equipment building.  Future 
amenities will include a community garden, clubhouse and sports court.  The buildings will 
reflect the architectural theme of the existing historic barn.  Staff has found this plan 
consistent with the Comprehensive Plan and the site is capable of accommodating the 
proposed buildings and site design elements.  Quality architecture and building design 
and materials are proposed, and the plan is compatible with both the context of the area 
and the approved preliminary development plan.  Staff recommends approval of FDP-19-
04 with conditions. 
 
The applicant was present to answer questions. 
 
 
COMMISSION DISCUSSION 
 
No discussed ensued. 
 
 
Motion made after review of application FDP-19-04, a final development plan for 
Symphony Farms Amenities Area on property located at the northwest corner of 
Kill Creek Road and W 167th Street (Tax Ids CP84410000 0001 and CP84410000 
0002) and final development plan document dated August 16, 2019, and staff report 
dated January 28, 2020, the Planning Commission approves the application subject 
to the following conditions:  

1. The Administrative Plat shall be recorded prior to the issuance of a 
building permit.  

2. Provide No Parking (R8-3) signs: On the east side of Kill Creek, 100 ft 
north of 167th St and North of 166th St. 

3. Provide No Parking (R8-3) signs: On the west side of Kill Creek, south 
of 166th St and between the parking lot drives, with an additional “Here 
to Corner” (R7) sign. 

 
Motion made by Meder and seconded by Deaton.  
 
Motion passed 6-0. 

 
 

2. HILLTOP RIDGE 
Located at the southwest corner of Kill Creek Road and W 167th Street 

a. Z-19-05:  Consider a rezoning from RUR (Rural, Agricultural uses and single family 
dwellings) District to R-1 (Single-Family Residential) District for Hilltop Ridge. 

b. PP-19-06:  Consider a preliminary plat for Hilltop Ridge, a 71.15 acre, 150 lot single-
family residential subdivision. 

 
Mr. Robert Case, Planner, began the presentation with Z-19-05, the rezoning of 71 acres.  
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This request is compatible with the surrounding properties and appropriate for the character 
of the area which is used as farmland or single-family homes.  It was also consistent with 
the City’s Comprehensive Plan.  When in the county, the property was zoned for agricultural 
and large lot residential which was an appropriate residential density when utility 
infrastructure was unavailable.   
 
The area is urbanizing with the planned growth of Gardner and staff has found the property 
better suited for an R-1 designation.  The removal of the property’s current restriction of the 
minimum ten-acre lot size will result in increased density, traffic and stormwater in the area.  
However, the applicant is providing for the continuation of Madison Street that will provide 
another important road connection for existing subdivisions to the south and improve public 
safety.  This single-family development will provide a positive gain to the City’s economic 
growth and the development of new streets will provide interconnectivity between 
neighborhoods.  The applicant’s proposal offers a more efficient means of travel within the 
northwest area of the City.  Staff recommends approval of the rezoning as it will not 
adversely affect the capacities of the utilities, infrastructure or public services in the vicinity.  
The application to rezone to R-1 single-family development supports the adopted policy of 
the Comprehensive Plan for the new residential growth areas.  It also supports the 
extension of the existing trail system through its interconnection with the Kill Creek trail 
future location, which is consistent with the adopted Park System Master Plan. 
 
Mr. Brett Cox, Renaissance Infrastructure, represented the applicant and was available to 
answer questions.  
 
 
PUBLIC HEARING 
 
Mr. Tim Coach, 32580 W 171st St, stated he has three areas of concern.  The first is the 
low water pressure they are experiencing but said he is aware the City was just doing a 
water study of the area.  Secondly, he said that 172nd and Osage is already a drag strip 
and the proposed design with Osage becoming a through street past Madison to an area 
further down the hill is just a longer runway for the teenagers.  Lastly, his most important 
concern is the existing trees that are almost 90 years old that he does not want to lose.  
These are on the south side of Madison and are of high importance to the area. 
 
Ms. Traycie Haney, 32626 W 171st St, said her backyard is against those trees and she 
chose that lot because of the gorgeous view.  Everyone in the neighborhood comments 
how much they like living there because of the beautiful view of trees.  They need to be 
maintained and not torn out to be replaced with new trees. 
 
Ms. Lisa Culbertson, 32500 W 171st St, stated she wants the trees to remain, too.  Her front 
yard is 171st St with Jessica St teeing into her front windows.  Her backyard will be Madison 
St so she wanted to know the proposed size of the planned easement between her 
backyard and Madison St.   She also inquired if there would be a sidewalk on her side of 
the street so she could plan for fencing, if needed. 
 
Motion to close the Public Hearing made by McNeer and seconded by Meder. 
 
Motion passed 6-0. 
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COMMISSION DISCUSSION 
 
No discussed ensued. 
 
 
Motion made after review of case Z-19-05, a rezoning from RUR (Rural, Agricultural 
uses and single family dwellings) District to R-1 (Single-Family Residential) District 
for Hilltop Ridge, Tax Id 2F221422-1003, located on the south side of 167th Street 
approximately 200’ west of Kill Creek Road, and a staff report dated January 28, 2020, 
the Planning Commission recommends the Governing Body approve the 
application. 
 
 
Motion by Ford and seconded by McNeer 
 
Motion passed 6-0. 
 
 
Mr. Case continued the presentation with the preliminary plat review.  The preliminary plat 
proposed by the developers includes 150 single-family lots with all utilities located along 
both W 167th St and Osage St.  Madison St will be extended along the southern boundary 
of the plat and a proposed trail extends along the creek to W 167th St that will eventually 
connect with the Kill Creek trail system   Staff has found the application in is in accordance 
with the Comprehensive Plan and compliant with the Land Development Code.  The 
Comprehensive Plan calls for plans in the new residential growth areas to implement a 
sidewalk/trail infill program that includes pedestrian through-access connecting 
subdivisions. This plan connects with St. Johns Trace Subdivision to the south and with the 
Symphony Farms Subdivision to the north.  The proposed phasing is clearly indicated in 
the application and demonstrates a logical and coordinated approach to development.  
Impacts identified by specific studies or technical reports, including a preliminary review of 
storm water, are mitigated with generally accepted and sound planning, engineering, and 
urban design solutions that reflect long-term solutions and sound fiscal investments.  The 
application does not deter any existing or future development on adjacent property from 
meeting the goals and policies of the Comprehensive Plan nor impedes the construction of 
anticipated or planned future public infrastructure within the area.  Staff recommends 
approval. 
 
Mr. Brett Cox, Renaissance Infrastructure, represented the applicant and said they were in 
agreement with all of the conditions and were working on some minor details on the storm 
water study.  He responded to the questions by the public by stating they planned to match 
grade on Madison St. as much as possible to save trees and minimize impact by the 
existing houses. 
 
 
COMMISSION DISCUSSION: 
 
Commissioner Meder asked about the staff report note regarding the fire department 
request for a secondary access to the south after phase two of the development is 
completed.  She felt it would help alleviate some of the traffic problems and asked if that 
should be added as a condition on this motion.   
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Mr. Larry Powell, Director of Business & Economic Development, replied to earlier 
questions before answering Commissioner Meder.  He said the right-of-way for Madison 
St is 60’ wide, and is directly adjacent to the property line with no right-of-way taken from 
St. John’s Trace nor the backyards of any of the houses along the north side of St. John’s.  
Between the property line and the street is a 15’ grassy, treed area on the south side of 
what will be the new Madison roadway.  There will be a stop sign where Osage intersects 
Madison from the north and the south.  The through street is broken up to avoid the same 
long run as there is for the existing homes. 
 
It was suggested by the public to add a flashing stop sign at that intersection as people 
may run the stop sign. 
 
Mr. Powell continued to say if there is still a problem with the raceway then a possible 
solution is to add a stop sign somewhere along the route.  The police department could 
look at that if that is an issue.   
 
The public in attendance felt the stop sign at Osage and Madison should take care of the 
issue. 
 
Mr. Powell said staff would look at the sidewalk requirement on both sides of Madison and 
if the south sidewalk was not necessary it could be removed from the plan and that would 
extend the grass and tree area.  Staff will make note of that request. 
 
Commissioner Meder asked if the location of the second access required by the fire 
department was known. 
 
Mr. Powell responded that dependent upon construction of phase two, the applicant has 
the choice to either go up to the middle to where the Osage St connection is and go that 
way or they could go to the right along the west side and hit where Madison will come into 
existence and take Madison over.  Either way is appropriate for providing the secondary 
access to the south. 
 
It was decided not to add the condition to the motion regarding the secondary access but 
due to its importance, staff would make note that it would continue to be addressed. 
 
Motion made after review of case PP-19-06, a preliminary plat for Hilltop Ridge, Tax 
Id 2F221422-1003, located on the south side of 167th Street approximately 200’ west 
of Kill Creek Road, and staff report dated January 28, 2020, the Planning Commission 
recommends the Governing Body approve the application subject to the following 
conditions: 

1. Provide a 10’ wide trail along 167th Street and also extends down along 
the floodplain located on the northwest side of the development. 

2. Provide 60’ of ½ right-of-way along 167th Street. 
3. Approval of a Stormwater Management Plan by the Public Works 

Department.  
 

 
Motion made by McNeer and seconded by Ford.  
 
Motion passed 6-0. 
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3. TEXT AMENDMENT 

a. TA-20-01:  Hold a public hearing and consider proposed text amendment TA-20-01 to 
the Gardner Land Development Code regarding the Public Utility Facility-Major land 
use. 

b. Initiate text amendments to various sections of Title 17 Land Development Code of 
the Gardner Municipal Code enabling regulations that are consistent with the context 
of rural areas of Gardner and that preserve rural character. 

 
Ms. Kelly Drake Woodward, Chief Planner, began her presentation of text amendment TA-
20-01 stating that specific standards for public utility and airport uses were adopted into the 
LDC in 2017. Utility uses were classified as either minor or major.  Major public utility 
facilities include generating plants, electrical switching facilities and primary substations, 
water and wastewater treatment plants, and other similar facilities that provide the general 
public with services regionally.  Currently, in the agriculture and residential zoning districts, 
minor public utilities are a conditional use subject to additional standards, and major public 
utilities are not permitted.  In the commercial and industrial zoning districts, minor public 
utilities are a permitted use, and major public utilities are a conditional use, all subject to 
additional specific use standards.  The proposal is to allow major public utilities in the 
additional zoning district of A – Agriculture as a conditional use subject to additional specific 
use standards.  
 
This amendment was initiated by the Governing Body to consider allowing the major public 
utility facility use in additional districts for a more efficient process.  Conditional uses, and 
their expansions, entail a public hearing and recommendation by the Planning Commission 
with final approval by the Governing Body. The use can be approved with additional 
conditions to address any other concerns arising from the context, thereby mitigating any 
potential community concerns while supporting essential public services in an efficient 
manner.  There are ten review criteria for conditional uses which pertain to furthering the 
intent of the zoning district and adjacent districts, having a positive impact on the public 
realm, ensuring adequate drainage and public utilities, and being found to be compatible 
with the character of the area in design and function.  All Public Utility Facility – Major uses 
are subject to additional specific use standards regulating setback from residential districts, 
height transitions, landscape buffers, and fencing.   
 
As the community grows, there is a need to provide public utility services to outlying areas. 
Based on a comparison of the adopted utility plans and future land use maps, it may be 
advisable that some major public utility facilities be developed on sites planned for 
agriculture or residential zoning.  Currently, new major public utility facilities would have to 
be built on land that is rezoned to a commercial or industrial district, even though the 
facilities would perhaps be located adjacent to agriculture or residential uses.  Then, if the 
facility was ever decommissioned or redeveloped, the site would potentially be opened up 
to various commercial and industrial uses that may not be compatible with the adjacent 
land uses unless the property was rezoned before redevelopment.  Of additional concern, 
the LDC provides that nonconforming uses (that were legally initiated prior to the adoption 
or amendment of this Code, but would not meet the terms of the current code) may continue 
to exist (or be grandfathered in), but may not be expanded beyond the existing area of the 
lot.  The City’s wastewater treatment plant is located on a site zoned Agriculture District 
near Celebration Park along W 159th St.  Without the amendment, this facility would have 
to be rezoned to be expanded.  Examples of existing and planned facilities that would be 
affected if this amendment was not implemented were presented, including a new electric 
substation and wastewater treatment plant planned south of I-35.  Staff recommends 
approval of this text amendment. 
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Commissioner Ford asked what would be considered “major” facilities.   
 
Ms. Woodward replied major facilities would provide services in a more regional way such 
as electrical facilities, primary substations, water and wastewater treatments plants and 
natural gas.  She said it was somewhat subjective and allowed staff to look at what was 
being planned to determine if it should be processed as a major or minor utility.  Most of the 
utilities in Gardner are locally operated but considered major because they provide access 
to a broader area. 
 
 
PUBLIC HEARING 
 
No comments from the audience.  
 
Motion made by Meder to close the Public Hearing and seconded by Hansen. 
 
Motion passed 6-0. 
 
 
COMMISSION DISCUSSION: 
 
Chairman Boden asked what types of transitions or buffers would be built for the utility 
facilities in the agricultural district and if they would be installed when the facility was 
constructed or at a later time and how would you provide for a buffer if the surrounding 
property is undeveloped.  
 
Ms. Leininger explained that staff would look at the city’s Comprehensive Plan to determine 
future anticipated uses. Then, because it was a conditional use permit, everything would be 
taken into consideration, including the need for more or less landscape or setback. 
 
Ms. Woodward responded the transitions would be landscape buffers and would be installed 
when the facility was developed.  The specific use standards for the public utility facility-
major use provide that they are subject to level 4 buffer requirements just like an industrial 
facility. 
 
The commissioners discussed the conditional permit process. 
 
 
Motion made to recommend that the Governing Body approve text amendment TA-
20-01 to the Gardner Land Development Code, revising the use provisions for 
Communications and Utilities to permit Public Utility Facility – Major as a Conditional 
Use subject to specific use standards in the additional zoning district of A 
(Agriculture) District as presented in the January 28, 2020 staff report. 
 
Motion made by Hansen and seconded by Meder. 
 
Motion passed 6-0. 
 
 

Ms. Woodward continued with her presentation on item 3b to initiate potential text 
amendments that focus on Gardner’s new growth areas and enabling regulations that are 
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consistent with the context of rural areas and preserve rural character. Since the LDC was 
adopted, some County properties have been annexed into the City.  The City has also adopted 
subarea plans for areas south of I-35 that include a goal to maintain rural character in existing 
areas until the time that municipal services and market factors allow urban densities to 
develop.  The plans call for residential development patterns such as conservation or cluster 
development to preserve larger areas for conservation, open space, habitat, regional water 
management, and agriculture use.  The LDC was designed to facilitate a more urban context.  
Because the city is expanding into rural areas, staff has found the need to look at the 
regulations to see how to maintain that rural character until the facilities are available there to 
serve development.  If that is allowed to happen organically, it may become difficult later to 
try to develop a greater density.  
 
Topics staff would like to address to retain rural character and context: 

• Rezoning for annexed land –  
• LDC provides that all land that is annexed shall be classified as the 

corresponding city zoning district most similar to existing county zoning district.  
However, the City Attorney has said that this automatic reclassification is not 
supported by case law, and a formal process must be undertaken to achieve 
this reclassification.  

• It may be beneficial to waive the rezoning fee for annexed parcels provided that 
the reclassification is to the corresponding city zoning district most similar to 
existing county zoning district, or to a district that is consistent with the future 
land use map. 

• Process for larger land divisions –  
• Lot splits for larger parcels, including a width to depth ratio.   
• Currently, the creation of lots less than five acres triggers the plat process, and 

the LDC does not offer standards for the division of lots larger than this until 
development occurs.  However, it is important to have standards for these larger 
lot splits so that reasonable development and access will be feasible in the 
future. 

• Conservation subdivisions - Planned District/incentives provisions to facilitate 
subdivisions that preserve large, connected natural areas and offer more compact 
housing patterns where appropriate utilities can be provided. 

• Excise tax – the possible deferral of excise tax with plats where development is not yet 
imminent. 

• Rural road network - Subdivision standards impacting road networks, access streets 
and connectivity. 

• Rural road design - street type standards that address sidewalks and whether to allow 
new gravel roads. 

• Private road requirements – provision for private roads with public access. 
• Rural open space types and requirements. 
• Rural frontage type - A frontage type that addresses rural character.  The most likely 

frontage type for a rural home would be the suburban yard.  Although these could be 
reasonably applied, including access width limits a max of 24’ at the ROW, required 
trees based on frontage length, and hardscape limit of 40%, staff may need to address 
screening of other typical front yard activities in rural areas. 

• Rural building type - Potential building types or building type modifications for rural 
context.  This would most likely entail relaxing some design and performance standards 
that are more appropriate in areas with a closer relationship to the public realm. 

• Fencing and accessory buildings - Accommodation of rural livestock fencing and 
customary accessory buildings in rural development patterns. 

• Outdoor storage and vehicle parking – different screening and location options. 
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• Rural uses - review of use standards with the context of this area in mind. 
• Building materials and design standards – building and design that is appropriate 

for use within a rural context. 
• Buffer and screening requirements. 
• Stormwater requirements – opportunities for more regional solutions? 
• Property maintenance pertaining to vegetation. 
 
Staff requests that the Planning Commission initiate amendments to all applicable sections 
of the LDC to address these issues and goals. 
 
 

COMMISSION DISCUSSION 
 
No discussed ensued. 
 
 
Motion made to initiate text amendments to multiple sections of the Title 17 Land 
Development Code of the Gardner Municipal Code to address issues as presented in 
the January 28, 2020 staff report, or as subsequently presented, enabling regulations 
that are consistent with the context of rural areas of Gardner and that preserve rural 
character. 
 
 
Motion made by Deaton and seconded by Ford. 
 
Motion passed 6-0. 
 

 
4. ELECTION OF A VICE-CHAIR 

Nominate and elect a Vice-Chair of the Planning Commission for a term to expire July 2020. 
 
An election was held but the bylaws state the election of an officer must have a minimum of 
4 votes to pass.  Two candidates were nominated for Vice-Chair however neither received 
the number of votes needed.  Mr. Powell suggested the election of the Vice-Chair tabled 
until the next meeting to bring it before all seven members of the Planning Commission. 
 
Motion to table the election of Vice-Chair to the February meeting made by Ford and 
seconded by Deaton. 
 
Motion passed 6-0. 

 
 

DISCUSSION ITEMS  
 

1. GARDNER DESTINATION DOWNTOWN PLAN 
 
Ms. Woodward gave a brief overview about the study area and the history of the project that 
began with the Gardner Main Street Corridor Plan.  The Plan focused on the big picture and 
crafted a vision that integrated transportation, land use and the environment while 
collaborating with the community.  She presented a short video featuring the Corridor Plan.   
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The Gardner Destination Downtown Plan is the second level of planning and focuses on 
project development and implementation activities for a smaller, 8-block study area of 
downtown.  She described the steps taken by the steering and implementation committees, 
community stakeholders, and staff to devise this plan including a Kansas City metro bus 
tour of similar projects, Walk & Roll tour of Downtown, public events, online surveys, public 
meetings and meetings with property owners.  Mr. Terry Berkbuegler of Confluence, the 
consultant for the city, presented the latest draft of the Gardner Destination Downtown Plan.  
A question was asked about parking for City Hall and was answered by Mr. Berkbuegler 
that all existing parking was relocated within the plan along with additional parking spaces 
overall.  The plan will be presented for adoption at the February meeting. 
 

 
2. ANNUAL REVIEW OF THE COMPREHENSIVE PLAN 

 
Ms. Woodward included within the staff report a history of the Comprehensive Plan and 
subsequent amendments since its adoption in 2014, including the adoption of additional 
plans by reference.   The Gardner Destination Downtown Plan would be the next 
amendment, but several items were initiated as possible amendments in 2018 that had not 
yet been implemented.  Additional items that could be considered for amendment were 
identified in a joint City Council/Planning Commission meeting in December 2018.  Staff 
recommended additional action items for 2020 plan amendments.  She asked the Planning 
Commission to initiate these items for anticipated Comprehensive Plan amendments.  

 
The Planning Commission receives the annual review of the Comprehensive Plan and 
initiates amendments as identified in the January 28, 2020 staff report for 
implementation as anticipated amendments to the Comprehensive Plan in 2020, 
specifically those items identified during the 2018 joint Planning 
Commission/Governing Body meeting and additional recommended items for 2020. 
 
Motion made by Meder and seconded by Ford. 
 
Motion passed 6-0. 

 
 

3. 2019 ANNUAL PLANNING COMMISSION ACTIVITY RECAP 
 

Ms. Woodward reviewed each of the projects brought before the Planning Commission for 
the past few years to update them on the progress of the City. 

 
 

ADJOURNMENT 
 

Motion to adjourn made by Hansen and seconded by Meder.  
 
Motion passed 6-0. 
 

 
Meeting adjourned at 9:12 pm 

 
 





 

PLANNING COMMISSION STAFF REPORT              REGULAR AGENDA ITEM NO. 1 
MEETING DATE:   FEBRUARY 25, 2020 
PREPARED BY: ROBERT CASE, PLANNER 
 

PROJECT NUMBER / TITLE: FDP-20-01 New Life Community Church 
  
 
PROCESS INFORMATION 
Type of Request: Final Development Plan 
Date Received: January 10, 2020 
 
APPLICATION INFORMATION 
Applicant:  Phelps Engineering, Inc. – Doug Ubben, Jr. 
Owner: New Life Community Church, Inc. – Rick George 
Parcel ID: CF221436-2019 and CF221436-2018 
Location: North side of 188th Street approximately 770’ East of Gardner Road  
 
REQUESTED ACTION 
The applicant is requesting approval of a final development plan for a church. 
 
EXISTING ZONING AND LAND USE 
The property is currently zoned ACP-2 (Activity Center Planned General Business) District and is 
undeveloped. 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

R-1 (Single Family Residential) District Single-family homes and large retention 
area with Electric Transmission Lines 

East of subject property 
C-3 (Heavy Commercial) District Vacant Property  

South of subject property 
C-2 (General Business) District Vacant Property 

West of subject property 
ACP-2 (Activity Center Planned General 

Business) District 
Planned Commercial Development (Plaza 

South) 

 
EXISTING CONDITIONS   
The lots are currently undeveloped and have been used for agricultural purposes.  Existing utility 
infrastructure including sanitary sewer and electric are located adjacent to the parcel.  Along the 
entire northern property line is an approximately 270’ deep tract used for stormwater detention 
basins for the Aspen Creek subdivision and overhead power lines.  Currently 188th Street east of 
Gardner Road is not paved beyond the portion that accesses Groundhouse South at the 
southeast corner of the S. Gardner Road and W. 188th Street intersection, but there is an existing 
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gravel access drive to an interior property abutting I-35.  There appears to be no floodplain on the 
property, although there are some areas designated for potential flooding to the east.   
 

 
 
 
BACKGROUND / HISTORY  
This property is part of the Plaza South preliminary development plan and preliminary plat, 
approved in March, 2019.  The final development plan is consistent with the preliminary 
development plan. 
 
The rezoning and associated preliminary development plan (PDP-19-02, and PP-09-03) were 
recommended for approval by the Planning Commission at their March 26, 2019 meeting.  The 
Governing Body considered the rezoning and preliminary development plan applications at their 
April 15, 2019 meeting, and approved Ordinance 2612 rezoning the property from C-2 (General 
Business) District to ACP-2 (Activity Center Planned General Business) District and approving 
the associated preliminary development plan subject to the following conditions: 

1. The trail along W. 188th Street shall be constructed of concrete. 
2. The applicant shall provide for a common area maintenance agreement or property 

maintenance agreement for all common areas at time of the first final development 
plan/final plat applications, including the infrastructure within all access and sidewalk 
easements. 

3. All easements shall be approved prior to approval of any final development plan. 
4. The stormwater plan and traffic study shall be approved prior to approval of any final 

development plan. 
5. Lots 5, 6, 7, 8 and 9 – To better meet the intent of the required building frontage within 

this development context, shall include an acceptable vertical element along at least 35% 
of the front building line, either via a building, plantings, or an ornamental wall or fence 
complimenting the design of the buildings. 

These conditions have all been met. 
 
The Preliminary plat (PP-19-03) was approved by the Planning Commission on March 26, 2019, 
subject to the following condition: 

1. Approval of the Traffic Impact Study and Stormwater Management Plan by City of Gardner 
Public Works Department. 
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This condition has been met. 
The Final Plat (FP-19-04) was approved by the Planning Commission on October 22, 2019, with 
the following conditions: 

1. Approval of the final Traffic Impact Study and Stormwater Management Plan;  
2. Prior to the Mayor signing an approved recordable plat, the applicable excise tax shall be 

paid to the City;   
3. The construction plans for any utilities, infrastructure, or public facilities shall meet all 

technical specifications and public improvement plans shall be submitted and approved 
prior to the release of the plat for recording. 

This condition has been met. 
The Governing Body accepted the dedication of right-of-way and easements on November 18, 
2019. 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The City of Gardner Comprehensive Plan and the I-35 & Gardner Road Interchange Subarea 
Plan identifies the properties for Regional Commercial future land uses.  This use group provides 
for goods and services that may attract users from the greater metropolitan area.  These uses are 
generally on larger parcels and are best located near interstates and major arterial roads.  This 
site is within a half mile of the I-35 and Gardner Road interchange and along S. Gardner Road 
which is an arterial street.  188th Street is a proposed collector street to be extended to the east 
with this plat. The proposed use, Assembly – large, is for a regional church that is consistent with 
the Comprehensive Plan. 
 
The proposed development is also consistent with the Comprehensive Plan as follows: 

• Commercial area objective to promote commercial growth at the I-35 interchanges to 
provide neighborhood and regional commercial areas with a diverse range of retail and 
commercial uses and services. 

• Open Space Recreation & Environmental Features objective to increase public bicycle 
and pedestrian access to community facilities through connections to the local trail system. 

• Commercial Areas Plan for Regional Commercial to site buildings to create internal 
“streets” that are attractive and comfortable for pedestrians and integrate public amenities 
such as trails. 
 

DEVIATION REQUEST 
 
Chapter 17.07 BUILDING STANDARDS 
Section 17.07.050 Frontage Design:  Terrace frontage type 
 
Standard: 
Access width limit = 20% OR up to 20’  
 
Proposed:  31’ access for east drive onto 188th Street. 
 
Staff Comment:  The access width limits for Terrace Frontage would possibly cause congestion 
at this access point with the number of vehicles that will be arriving and leaving this site at the 
same time.  The large flared entrance also allows for larger trucks to be able to make deliveries 
without driving over the curb.  Staff is supportive of this deviation. 
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STAFF ANALYSIS - FINAL DEVELOPMENT PLAN 
This section highlights contents of the application which may merit particular consideration in 
regard to zoning intent and standards.  If a standard is not presented, it has been met.  Standards 
not met will be addressed in conditions of approval at the end of this report.  A full analysis to all 
applicable regulations is available on request. 

This application is being reviewed per the Planned Development process of Section 17.03.040 of 
the LDC, and specifically Section 17.06.040 Activity Center Planned District.  The uses for this 
district are based on the typically applicable base zoning district (C-2) associated with the 
Comprehensive Plan Future Land Use category for the site (Regional Commercial). 

 
17.03.040 (F) Review Criteria: 
• In general, any final development plan in compliance with all requirements of this Code shall 

be approved.  

Staff Comment: The final development plan is generally in compliance to the Code with the 
exception of the approved deviations from the preliminary development plan and recommended 
conditions of approval as follows: 

• Substitute deciduous trees for the northern-most trees adjacent to the deferred parking, 
and space along the perimeter of the parking lot. 

• Provide a direct, continuous sidewalk from the Church to the deferred parking lot. 

2. In making a determination of compliance, or for final development plans accompanying any 
discretionary review or administrative relief, the review body shall consider whether: 
a. The site is capable of accommodating the buildings, proposed use, access and other site 

design elements required by the Code and will not negatively impact the function and 
design of rights-of-way or adjacent property. 

Staff Comment: The final development plan is generally consistent with the preliminary 
development plan.  Items such as building standards and landscaping requirements are reviewed 
under the current Land Development Code (LDC).  This plan has met all of the applicable 
standards with the exception of the landscape plans.  The applicant will need to correct the 
calculations as provided on the landscape plans and will be a condition of approval for the final 
development plans. 

b. The design and arrangement of buildings and open spaces is consistent with good 
planning, landscape design and site engineering principles and practices. 

Staff Comment: The design and arrangement of the building and open spaces is consistent with 
good design, principles and practices.  The site includes features and amenities that establish a 
built relationship with adjacent sites and the public realm. 

c. The architecture and building design uses quality materials and the style is appropriate for 
the context considering the proportion, massing, and scale of different elements of the 
building. 

Staff Comment: The building design and size is appropriate with the size of the lot and its close 
proximity to the interstate.  The elements are proportional to the building and create a unique 
structure within this side of the community.  Materials include decorative siding and a mix of metal 
and natural materials.   

d. The overall design is compatible to the context considering the location and relationships 
of other buildings, open spaces, natural features or site design elements. 
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Staff Comment: The overall design is compatible to the context of the surrounding properties as 
discussed above.  

e. Whether any additional site-specific conditions are necessary to meet the intent and 
design objectives of any of the applicable development standards.  

Staff Comment: A few trees will need to be changed along the north parking lot, other than this 
condition, no additional site specific conditions are necessary. 
• The application meets the criteria for all other reviews needed to build the project as proposed. 

Staff Comment: The applicant shall be required to submit and receive approval of public 
improvement plans for the extension of a public water main in order to add an additional fire 
hydrant onsite.  An existing utility easement can be utilized for this extension onsite.   This will be 
a condition of approval.  

• The recommendations of professional staff. 

Staff Comment: Staff recommends approval of the final development plan for New Life 
Community Church to be located on the north side of 188th Street approximately 770’ east of 
Gardner Road with the conditions outlined in the recommendation section of this staff report. 
• The final development plan is in substantial compliance with the approved preliminary 

development plan. 

Staff Comment: The final development plan is in substantial compliance with the approved 
preliminary development plan.  

 
DEVIATIONS (Previously Approved) 
Section 17.06.010 of the Land Development Code states “Departures from the standards 
associated with all zoning districts may be considered through planned zoning, and approved 
provided they are based upon a comprehensive and well-integrated development plan for the 
area. These departures shall not be justified for simply wanting flexibility or deviations from 
standards based upon a site plan.”  The deviations that were request by the applicant and 
approved at the March 26, 2020 Planning Commission meeting as pertaining to Lot 9 are 
listed below: 
 
Chapter 17.07 BUILDING STANDARDS 
Section 17.07.050 Frontage Design: Lots 5,6,7,8 and 9:  Terrace frontage type 
 
Standard: 
Required building frontage = 70% (a minimum of 70% of the lot frontage that shall be occupied 
by the principal structure at the front building line – appropriate for buildings which have a 10’ – 
25’ setback from the street).  An exception may be granted for up to 50% of this requirement 
through the administrative adjustment process, provided: 

a. The site provides active pedestrian space comparable to the Open and Civic Space 
System; and 

b. A vertical element such as a low hedge, ornamental wall, or fence complementing the 
design and materials of the building is substituted as an extension of the building line.  

 
Proposed:  Lots 5-9 - 0% of the frontage is occupied by the principal structures within the 
“appropriate” 10’ – 25’ setback range. 
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Applicant Response:  A deviation is requested for the required building frontage of 70%.  
Additional landscaping, berming or other feature would be provided on these lots as an amenity.  
This will be detailed further on the final development plans. 
Staff Comment:  Staff is supportive of this deviation.  The applicant has provided sufficient 
plantings along with other features that meet the 35% vertical elements along the front building 
line.  
Chapter 17.07 BUILDING STANDARDS 
Section 17.07.050 Frontage Design:  Lots 5,6,7,8, and 9 Terrace frontage type 
Standard: 
Direct sidewalk connections at least 8’ wide to the streetscape shall occur at least every 50’. 
 
Proposed:  The applicant has provided one required 8’ wide sidewalk connecting the public 
sidewalk to the building entrance for each lot, and has also provided 5’ wide “public” sidewalks 
along every private street. 
 
Applicant Response:  A deviation for direct sidewalk connections every 50 feet.  Having a 
sidewalk every 50’ would be not needed due to the large lot size and single user of the facility, 
and if sidewalks were placed every fifty feet they would not be used and be a maintenance and 
unnecessary expense to the owner. 
Staff Comment:  This requirement is meant to support walkable development patterns.  As 
designed, each lot utilizing the Terrace Frontage Type has 2-3 pedestrian connections to the 
“public” sidewalk along the streets.  Because of the configuration of the larger individual lots and 
internal vehicular circulation patterns, additional sidewalk connections would be ineffective and 
possibly unsafe.  Staff recommends approving this deviation. 
 
Chapter 17.07 SUBDIVISION STANDARDS 
Section 17.07.040 Specific Building Type Standards:  Lot 9, Prominent Civic Building Type 
Standard: 
Lot Size and Area 
2.5 – 5 acres; larger lot sizes permitted only as part of a campus plan through the planned 
development process that considers internal access and circulation with surrounding areas. 
Proposed:  This lot is 11.65 acres, far exceeding the range allowed. 
Applicant Response:  This request is due to the following factors: 

1. Size of proposed church including 1092-seating sanctuary, Sunday school classrooms, 
church offices, Christian school, and basketball court that will also serve as a community 
use space. 

2. Amount of parking required for church and community use basketball court. 
3. Land dedicated for above ground BMPs and detention areas. 
4. Open ground for use as soccer field and vacation Bible school outside activities, etc. 
5. Open space on south side of property for community open space. 
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Staff Comment:  Staff recommends approval of this deviation as the applicant is using the planned 
development process, and the plan is designed around internal access and circulation patterns 
that improve vehicular, pedestrian, and bicycle mobility and connect appropriately with 
surrounding areas. 
 
Chapter 17.07 BUILDING STANDARDS 
Section 17.07.040 Specific Building Type Standards:  Lot 9, Prominent Civic Building Type 
Standard: 
Building Placement – Front setback = 20’ – 50’ 
Proposed:  The building is placed at over 287’ setback. 
Applicant Response:  There are several factors and constraints that are driving the need for the 
requested 287’ front yard setback.  The front of the church needs to face south to have the 
potential to be seen from Interstate I-35 to the south.  Although a 20’-50’ front setback would seem 
to be advantageous for better visibility to I-35, there are other constraining factors that necessitate 
the requested 287’ building setback.  These constraining design factors include the shape of the 
site, the orientation and configuration of the building footprint (due to economics and function), 
and location of the majority of parking spaces that need to have close proximity to the main 
entrance of the church.  Since the lot is rectangular-shaped with the long leg running north to 
south, there is not enough room to have substantial parking on the east or west side of the building 
based on the configuration of the building footprint and width of the site. 
We are proposing a community use site amenity area on the south side of the property along the 
188th Street ROW to provide a use to meet the intent of a close Prominent Civic building type 
setback.  This area will have park benches, picnic tables with shade structures, butterfly bushes, 
and limestone fence post along the walking trail. 
 
Staff Comment:  Staff encouraged the applicant to re-orient this prominent civic use nearer to 
the street as intended.  Applicant response is included above.  As an alternative, staff asked the 
applicant to include elements better addressing the streetscape, such as civic open space, public 
art, benches along the trail, a decorative street wall, etc.  As a result, the applicant provided a 
winding trail within a 60’ easement that includes park benches with shelter, picnic tables with 
shelters, and row of butterfly bushes.  Other amenities will be addressed at time of final 
development plan, as they are not typically shown on a preliminary development plan.  Staff 
recommends approval of this deviation based on the proposed amenities that establish a built 
relationship with the public realm. 
 
 
STAFF ANALYSIS – INFRASTRUCTURE / OTHER 
 
UTILITIES 
Electric will be extended onto the site from 188th Street and will be looped back into the Plaza 
South development through a private street.  The sanitary sewer is connected from the existing 
sewer main located along the north side of 188th Street.  Water lines are connecting both from an 
existing main off of 188th Street and will be looped around the building.  Stormwater facilities for 
the church are located along the east side of the site.  Utilities are adequately provided for with 
this project.  Public improvement plans will need to be approved before building permits are 
issued.  This is a condition of approval. 



GARDNER PLANNING COMMISSION 
FDP-20-01 New Life Community Church 
February 25, 2020 
Page 8 
 
ROADWAY NETWORK AND VEHICULAR ACCESS 
Access to the site is by way of both a private access road and 188th Street.  Currently there are 
no paved access to this development.  The Fire Department is requiring that before building 
permits can be issued, paved access to this site must be established to the site.  This will be a 
condition of approval.   
 
SIDEWALKS 
A 10’ wide trail will be provided along the north side of 188th Street.  5’ sidewalks are provided 
from the parking lots and extending around the building.  A connecting 5’ sidewalk will be provided 
to the commercial development to the west of this site. 
 
FIRE 
Private fire hydrants will be placed around the building.  
 
ATTACHMENTS 

I. Final development plan documents 
II. Application  

 
 
RECOMMENDATION 
Staff recommends approval of final development plan FDP-20-01 for New Life Community Church 
located on the north side of 188th Street approximately 770’ east of Gardner Road subject to the 
following conditions: 

1. The construction plans for any utilities, infrastructure, or public facilities shall meet all 
technical specifications and public improvement plans shall be submitted and approved 
prior to issuance of a building permit; 

2. The final plat FP-19-04 shall be recorded with the Johnson County Records and Tax 
Administration prior to the issuance of a building permit; 

3. Paved access meeting Fire District and City requirements shall be provided to the site 
prior to the issuance of building permits;   

4. Approval of the final Traffic Impact Study and Stormwater Management Plan; 
5. Substitute deciduous trees for the northern-most trees adjacent to the deferred parking, 

and space along the perimeter of the parking lot. 
6. Provide a direct, continuous sidewalk/crosswalk from the Church to the deferred parking 

lot. 
 
Recommended Motion: 
After review of Application FDP-20-01, a final development plan for New Life Community Church 
(Tax IDs CF221436-2019 and CF221436-2018), and final development plans dated February 14, 
2020, and staff report dated February 25, 2020, the Planning Commission approves the 
application provided the following conditions are met: 

1. The construction plans for any utilities, infrastructure, or public facilities shall meet all 
technical specifications and public improvement plans shall be submitted and approved 
prior to issuance of a building permit; 

2. The final plat FP-19-04 shall be recorded with the Johnson County Records and Tax 
Administration prior to the issuance of a building permit; 

3. Paved access meeting Fire District and City requirements shall be provided to the site 
prior to the issuance of building permits;   

4. Approval of the final Traffic Impact Study and Stormwater Management Plan; 
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5. Substitute deciduous trees for the northern-most trees adjacent to the deferred parking, 
and space along the perimeter of the parking lot. 

6. Provide a direct, continuous sidewalk/crosswalk from the Church to the deferred parking 
lot. 
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SCALE:  1"=50'

CLIENT

New Life Church

188th and Gardner Rd.

Gardner, KS

1
OVERALL SITE LANDSCAPE PLAN

Date: 2.14.2020

2)  TIGHTEN WIRE /

CABLE ONLY ENOUGH

TO KEEP FROM

SLIPPING, ALLOW FOR

SOME TRUNK

MOVEMENT PLASTIC

HOSE SHALL BE LONG

ENOUGH TO ACCOM-

MODATE 11
2" OF

GROWTH

STAKING REQUIREMENTS:

1)  APPLY 2"THK BED OF MULCH

PERENNIAL PLANTING NOTES:

INITIAL WATERING:

COMPLETE, WATER

MORE IS ABSORBED

WHEN BACKFILL IS 2/3

THOROUGHLY UNTIL NO

GALV, 12-GAUGE 

1)  WIRE / CABLE SHALL BE

3)  STAKES SHALL BE 2"x

2" HARDWOOD OR EQUAL

BACKFILL w/ SUITABLE

2)  THOROUGHLY MIX PEAT IN

TO A DEPTH OF 12"
4)  PROVIDE NEW TOPSOIL

TO A DEPTH OF 24"
3)  BREAK UP EXISTING SOIL

TOP 3-4" OF SOIL

SHRUB PLANTING NOTES:

1)  SET SHRUB AT SAME DEPTH
AT WHICH IT GREW IN THE FIELD
OR CONTAINER

2)  PRUNE, THIN & SHAPE SHRUBS
IN ACCORDANCE w/ STANDARD
HORTICULTURAL PRACTICE

DO NOT COVER PLANTS
ON PERENNIAL PLANT BED,

TREE PLANTING NOTES:

WHENEVER POSSIBLE

OF THE ROOT BALL w/ SOIL
DO NOT COVER THE TOP
VISIBLE SHALL BE REJECTED. 

w/ TREE TRUNK

7)  PLACE ALL ROOT BALLS ON UN-

ROOT BALL (REMOVE WIRE BASKETS)

6)  REMOVE ALL TWINE, ROPE, WIRE
AND BURLAP FROM THE UPPER 1/3 OF

5)  EACH TREE MUST BE PLANTED
SUCH THE TRUNK FLARE IS VISIBLE
AT THE TOP OF THE ROOT BALL.
TREES WHERE THE FLARE IS NOT

4)  APPLY 4"THK WOOD MULCH, DO NOT
PLACE MULCH IN DIRECT CONTACT

3)  SET TOP OF ROOT BALL 1-2 INCHES
HIGHER THAN SURROUNDING GRADE

TREE TO FACE NORTH AT THE SITE
TREE IN THE NURSERY, AND ROTATE
2)  MARK THE NORTH SIDE OF THE

EXTEND TO THE EDGE OF THE CROWN

TERMINAL BUDS OF BRANCHES THAT

MAY BE PRUNED.  DO NOT REMOVE THE

SOME INTERIOR TWIGS & LATERAL BRANCHES
LEADERS, & BROKEN OR DEAD BRANCHES.

PRUNE ONLY CROSSOVER  LIMBS, CO-DOMINANT

1)  DO NOT HEAVILY PRUNE THE TREE,

3

EXCAVATED OR TAMPED SOIL, TYP TOPSOIL, TYP

PLANTING INSTALLATION DETAILS

ROOT BALL

SPECIFIED BACKFILL MIXTURE

EXISTING UNDISTURBED SUBSOIL

IS IN LANDSCAPE BED

CONTINUOUS SAUCER, RIM FOR WATER & MULCH

CUT & REMOVE BURLAP FROM TOP 1/3 OF BALL.

1/2 DIAM.OF BALL

TREE TIE SYSTEM, SEE STAKING REQUIREMENTS

PRUNE DAMAGED OR DEAD WOOD 

IMMEDIATELY PRIOR TO PLANTING.  NEVER LEAVE 

LEAVE "V" CROTCHES OR DOUBLE LEADER.

PLANT ROOT BALL 2" HIGHER THAN GRADE 

AS SHOWN.  SPACE EQUIDISTANT AROUND TREE.
3 METAL STAKES.  PLACE NEXT TO ROOT BALL 

INSTALL WEED CONTROL FABRIC IF TREE

AT WHICH TREE GREW.

4" MIN. SPECIFIED MULCH

DO NOT PRUNE LEADER

Landscape Plan

L1

PROJECT

New Life Church

188th and Gardner Rd.

Gardner, KS

1. Location of all existing utilities needs to done before commencing work.

2. The planting plan graphically illustrates overall plant massings. Each plant species massing

shall be placed in the

field to utilize the greatest coverage of ground plane. The following applies for individual plantings:

a. Creeping groundcover shall be a minimum of 6" from paving edge.

b. All trees shall be a minimum of 3' from paving edge.

c. All plants of the same species shall be equally spaced apart and placed for best aesthetic

viewing.

d. All shrubs shall be a minimum of 2' from paved edge.

3. Mulch all planting bed areas to a minimum depth of 3". Mulch individual trees to a minimum

depth of 4".

4. Note: If plants are not labeled - they are existing and shall remain.

5. In the event of work in or on a JCW sanitary main, any trees or plantings placed within the

sewer easement may be removed without replacement or compensation there-of and shall be

replaced by the property owner as required by the City

6. All landscaped areas in ROW shall be sodded and irrigated unless otherwise specified.

7 Plant trees and shrubs 10’ from the front and 3’ from the sides of cabinet and transformer.

8.All electrical and mechanical equipment such as transformers, air conditioners, or

communication equipment shall be screened form streets or adjacent lots.

Materials:

1. Plant material shall be healthy, vigorous, and free of disease and insects as per AAN

standards.

2. Shredded bark mulch installed at trees shall be finely chipped and shredded hardwood chips,

consisting of pure   wood products and free of all other foreign substances. Pine bark compost

mulch installed at planting bed areas shall be free of all other foreign substances.

Installation:

1. All planting beds shall be amended with 1 cubic yard of peat moss per 1,000 square feet. Till

peat moss into soil to a  6" depth. A 10-10-10 fertilizer shall be spread over all planting areas prior

to planting, at a rate of 50 pounds per 2,000 square feet.

2. After plants have been installed, all planting beds shall be treated with Dacthal pre-emergent

herbicide prior to mulch application.

3. Plant pit backfill for trees and shrubs shall be 50% peat or well composted manure and 50%

topsoil.

4. Plant material shall be maintained and guaranteed for a period of one year after Owner's

acceptance of finished job.   All dead or damaged plant material shall be replaced at Landscape

Contractor's expense.

6. Landscape contractor shall maintain all plant material until final acceptance, at which point the

one year guarantee begins.

Planting Notes

Turf Area

Cultivated Edge: 6" 

Finish Grade

Undisturbed
Existing 

Planting

Bed

12"

Subsoil

Prepared

Mulch

2 CULTIVATED EDGE DETAIL

15245 Metcalf Ave.

Overland Park, KS 66223

913.787.2817

LANDSCAPE

ME ERI
ARCHITECTURE

Project #: 585

Landscape Calculations - Non-Residential

Street Trees - 40' max. on center along public street frontage (Excluding Driveways):

Entry Road = 206 LF. 5 Trees required.       5 Trees provided.

188th street has overhead power lines, so small trees need to be planted at 25' on center.

188th Street = 541 LF. 22 Small Trees required.  22 Small Trees provided.

Parking Area Landscaping:

1 large or medium tree for each 40 spaces.   402 spaces provided - 10 trees required.

1 shrub for every 5 linear feet of perimeter buffer along frontage/street side.

409 L.F. Parking Lot Perimeter. 82 shrubs required. 82 shrubs provided.

1 large or medium tree for every 50 linear feet of perimeter buffer.

409 L.F. Parking Lot Perimeter. 8 trees required. 8 trees provided.

50% reduction if designed with 2.5’ – 4’ decorative wall or fence complementing the

architecture and materials of the building along the street side. (none proposed)

Foundation Plantings:

Except for buildings permitted within 10’ of ROW, foundation planting areas shall exist along

at least 25% of street facing facades and be at least 8’ deep.

1 small tree for every 40 LF of foundation.  207 LF of foundation - 6 Small trees Required.

1 shrub for every 10 LF of foundation. 207 LF of foundation - 21 Shrubs Required.

Other Open Space Areas:

1 tree per 10,000 s.f. 267,114sf  28 Trees Required 28 Trees Provided

1 shrub per 5,000 s.f 267,114sf 53 Shrubs Required 53 Shrubs Provided

Buffer Planting Requirements:

Adjacent uses are similar, so no buffer plantings are required.

Trash enclosures, Electrical and Mechanical equipment, Utility Screening:

All of the above shall be screened from streets or adjacent property with dense evergreen

vegetation, a decorative opaque fence or wall complementing the architectural details and

materials of the building, or architectural features of the building, or a combination.

69 TOTAL LARGE/MEDIUM TREES REQUIRED FOR PROJECT

33 TOTAL SMALL TREES REQUIRED FOR PROJECT

141 TOTAL SHRUBS REQUIRED FOR PROJECT

Landscape Schedule
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SCALE:  1"=30'

CLIENT

New Life Church

188th and Gardner Rd.

Gardner, KS

1
BUILDING AREA ENLARGEMENT  PLAN

Date: 2.14.2020
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PLANNING COMMISSION STAFF REPORT NEW BUSINESS ITEM NO. 3A 
MEETING DATE:  FEBRUARY 25, 2020 
PREPARED BY:  ROBERT CASE, PLANNER 
 

PROJECT NUMBER / TITLE:  PP-20-02:  Preliminary plat for Frontier Commerce Park 1st Plat 
 
 
PROCESS INFORMATION 
Type of Request:  Preliminary Plat      
Date Received:  January 10, 2020     
 
APPLICATION INFORMATION 
Applicant:  Jim Long P.E., Anderson Engineering      
Owner:  Frontier Community Credit Union, Michael Augustine   
Parcel ID:  CF221424-4032 and CF221424-4028   
Location:  On the West side of Moonlight Road approximately 240’ south of Madison Street 
  
REQUESTED ACTION 
The applicant requests approval of a preliminary plat for a 2 lot commercial project containing 
3.24 acres. 
 
EXISTING ZONING AND LAND USE 

The subject properties are currently vacant and unplatted parcels of land zoned C-2 (General 
Business) District. 
 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

R-1 (Single Family Residential) District Single-Family Housing 

C-2 (General Business) District Convenience Store 

East of subject property 
CP-2 (Planned General Business) District Multi-tenant Commercial Center  

South of subject property 
C-3 (Commercial) District Equipment Rental Store 

West of subject property 
RP-3 (Planned Garden Apartment) District Single and Multi-Family Housing 

 
 
 
 



GARDNER PLANNING COMMISSION 
PP-20-02:  Frontier Commerce Park – 1st Plat 
February 25, 2020 
Page 2 
EXISTING CONDITIONS   

These two parcels are vacant and surrounded by both residential and commercial uses.  The 
residential to the north and west are single-family and apartments.   To the south and east are 
both commercial uses.   
 

 
 
 
BACKGROUND / HISTORY  
The property was annexed in 1970 under Ordinance Number 1015.  The northeast side of the 
original parcel was platted in 2014 for the Casey’s General Store. 
 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The existing land use is consistent with the Land Use Plan map of the Gardner Comprehensive 
Plan (specifically the Gardner Main Street Corridor Plan, adopted as part of the Comprehensive 
Plan) that designates this property for Community Mixed Use described as follows:  Community 
Mixed Use areas are intended to provide retail and professional services for the everyday needs 
of the people residing or working in the community. Uses should be limited to those that meet the 
needs of residents such as civic uses, grocery and retail stores, restaurants, hotels, professional 
services, and entertainment venues, as well as office and medical commercial uses. Community 
mixed uses can be located in stand-alone structures, or as part of a small shopping center with 
multiple uses, and may include complementary residential development that provides 
opportunities for housing near jobs and essential goods and services.  These areas are developed 
with a focus on pedestrian safety and connectivity and support of alternative transportation 
options.  Vehicular circulation and connectivity is accommodated in a less visually prominent 
pattern, minimizing the number of access drives and screening parking areas from the public 
space. 
 
 
 
 
 
 
 
 



GARDNER PLANNING COMMISSION 
PP-20-02:  Frontier Commerce Park – 1st Plat 
February 25, 2020 
Page 3 
STAFF ANALYSIS  
PRELIMINARY PLAT 
17.03.020 (D1) Review Criteria: 

a. The application is in accordance with the Comprehensive Plan and in particular the 
physical patterns, arrangement of streets, blocks, lots and open spaces, and public realm 
investments that reflect the principles and concepts of the plan.  

 
Staff Comment: The project is for the platting of two parcels to create 2 buildable lots.  The 
newly created lots will gain access onto both Madison Street and Moonlight Road through 
existing curb cuts.  Staff is requiring a cross-access easement to the commercial development 
just south of this subdivision to further limit access onto Moonlight Road while providing an 
efficient circulation system throughout the west side of Moonlight Road for these 
commercialized areas.  Staff is also requiring a pedestrian easement to be dedicated along 
the south lot lines of both Lot 1 and 2 for construction of a 5’ sidewalk.  This will help to provide 
connectivity through the long neighborhood block to the west.  Both of these requirements are 
consistent with the Community Commercial land use areas which states that commercial 
should be well-connected to the surrounding community to ensure that commercial areas 
integrate pedestrian and bicycle connections to adjacent neighborhoods and encourage cross 
access between adjacent commercial uses to reduce traffic on City roads.   

 
b. Compliance with the requirements of this Land Development Code, and in particular the 

blocks and lots proposed are capable of meeting all development and site design 
standards under the existing or proposed zoning. 

 
Staff Comment:  This development is in compliance with the Land Development Code and is 
capable of meeting all the development and sight design standards under the existing zoning.   

 
c. Any phasing proposed in the application is clearly indicated and demonstrates a logical 

and coordinated approach to development, including coordination with existing and 
potential development on adjacent property. 

Staff Comment: There is no phasing proposed for the plat. 
 

d. Any impacts identified by specific studies or technical reports, including a preliminary 
review of storm water, are mitigated with generally accepted and sound planning, 
engineering, and urban design solutions that reflect long-term solutions and sound fiscal 
investments. 

Staff Comment: The Stormwater Management Plan and Traffic Impact Study have not been 
approved by Public Works Department. Both reports will need to be submitted and approved 
by Public Works prior to the release of the plat for recording.  

 
e. The application does not deter any existing or future development on adjacent property 

from meeting the goals and policies of the Comprehensive Plan. 
Staff Comment: The property directly adjacent is developed and with ample cross-access 
and pedestrian easements, this development will not deter any existing or future development 
on adjacent property.  

 
f. The design does not impede the construction of anticipated or planned future public 

infrastructure within the area. 
Staff Comment: The design does not impede construction of future public infrastructure as 
none are anticipated in this area in the near future.     

 



GARDNER PLANNING COMMISSION 
PP-20-02:  Frontier Commerce Park – 1st Plat 
February 25, 2020 
Page 4 

g. The recommendations of professional staff, or any other public entity asked to officially 
review the plat. 

Staff Comment: The preliminary plat meets all the applicable standards of the Land 
Development Code with exception to the approval of the stormwater and traffic studies.  Staff 
recommends approval of the preliminary plat for Frontier Commerce Park – 1st Plat with 
conditions to obtain approval of those documents.   

 
This application is within the joint review for the impact area of the New Century AirCenter 
and therefore will go before the Airport Commission on March 25th and the Board of County 
Commissioners in March. 

 
STAFF ANALYSIS – INFRASTRUCTURE / OTHER 
WATER, SANITARY SEWER, STORMWATER, ELECTRIC, GAS –  
Existing utilities are located either within or adjacent to the site.  
 
ROADWAY NETWORK, VEHICULAR ACCESS –  
There are no new points of access being proposed for this site.  Access off of Moonlight Road will 
be through an existing drive that will provide access throughout the development.  An existing 
access point onto Madison Street will provide secondary ingress/egress throughout the site as 
well.  A cross-access easement is being provided to connect the property to the south in order to 
limit the amount of curb cuts onto Moonlight Road and provide a more efficient means of 
movement of vehicular traffic along the west side of the street. 
 
SIDEWALKS –  
An existing 10’ trail is located along the west side of Moonlight Road along with a 5’ sidewalk 
extending along the south side of Madison Street.  As mentioned before, another 5’ sidewalk is 
being proposed along the entire south property line to provide for access to the residential 
development west. 
 
ATTACHMENTS 

I. Plat document 
II. Application 

 
ACTIONS 
Per Section 17.03.010 (G) of the Gardner Land Development Code, a review body may take the 
following actions (or recommend the following actions): 
1. Approve the application. 
2. Approve the application with conditions or modifications to lessen or mitigate a potential 

impact from the proposed application. 
3. Deny the application. 
4. Continue the application to allow further analysis. The continued application shall not be more 

than 60 days from the original review without consent of the applicant. No application shall be 
continued more than once by each review body without consent of the applicant. 
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EFFECT OF DECISION 
Preliminary Plat – The approval of the preliminary plat does not constitute an acceptance of the 
subdivision, but authorizes preparation of the final plat. If the Planning Commission tables a plat, 
the applicant shall have 60 days to submit information sufficient for approval or the application 
shall be deemed denied. The applicant may request that a denied preliminary plat be submitted 
to the Governing Body and the Planning Commission shall submit all information to the Governing 
Body, which can make a determination consistent with these regulations.  The approval of the 
preliminary plat shall be effective for 18 months, except that any approval of a final plat for any 
phase specifically indicated on a preliminary plat shall renew the 18-month period. The Planning 
Commission may grant an extension of this period for up to one year, if the applicant demonstrates 
substantial progress towards the design and engineering requirements necessary to submit a 
final plat. 
 
RECOMMENDATION 
Staff recommends approval of the Preliminary Plat subject to the following condition: 

1. Approval of the Traffic Impact Study and Stormwater Management Plan by the City of 
Gardner Public Works Department prior to the release of the plat for recording. 

2. Review and approval at the Johnson County Airport Commission and Board of County 
Commission shall be completed prior to the issuance of a building permit.  

 
Recommended Motion: 
After review of Application PP-20-02, a preliminary plat for Frontier Commerce Park – 1st Plat, 
located on the west side of Moonlight Road, approximately 240’ south of Madison Street, (Tax Ids 
CF221424-4032 and CF221424-4028) and preliminary plat dated February 25, 2020, and staff 
report dated February 18, 2020, the Planning Commission approves the application as proposed, 
provided the following condition is met: 

1. Approval of the Traffic Impact Study and Stormwater Management Plan by the City of 
Gardner Public Works Department prior to the release of the plat for recording. 

2. Review and approval at the Johnson County Airport Commission and Board of County 
Commission shall be completed prior to the issuance of a building permit.  













PLANNING COMMISSION STAFF REPORT NEW BUSINESS ITEM NO. 3B 
MEETING DATE:  FEBRUARY 25, 2020 
PREPARED BY:  ROBERT CASE, PLANNER 
 

PROJECT NUMBER / TITLE:  FP-20-01: Final Plat for Frontier Commerce Park, 1st Plat 
 
 
PROCESS INFORMATION 
Type of Request:  Final Plat      
Date Received:  January 10, 2020     
 
 
APPLICATION INFORMATION 
Applicant:  Jim Long P.E., Anderson Engineering      
Owner:  Frontier Community Credit Union, Michael Augustine   
Parcel ID:  CF221424-4032 and CF221424-4028   
Location:  On the West side of Moonlight Road approximately 240’ south of Madison Street 
 
  
REQUESTED ACTION 
The applicant requests approval of a final plat for a 2 lot commercial project containing 3.24 acres. 
 
 
EXISTING ZONING AND LAND USE 

The subject properties are currently vacant and unplatted parcels of land zoned C-2 (General 
Business) District. 
 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

R-1 (Single Family Residential) District Single Family Housing 

C-2 (General Business) Convenience Store 

East of subject property 
CP-2 (Planned General Business) District Multi-tenant Commercial Center  

South of subject property 
C-3 (Commercial) District Equipment Rental Store 

West of subject property 
RP-3 (Planned Garden Apartment) District Single and Multi-Family Housing 
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EXISTING CONDITIONS   

These two parcels are vacant and surrounded by both residential and commercial uses.  The 
residential to the north and west are single-family and apartments.   To the south and east are 
both commercial stores.   
 

 
 
 
BACKGROUND / HISTORY  
The property was annexed in 1970 under ordinance number 1015.  The northeast side of the 
original parcel was platted in 2014 for the Casey’s General Store.   
 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The existing land use is consistent with the Land Use Plan map of the Gardner Comprehensive 
Plan (specifically the Gardner Main Street Corridor Plan, adopted as part of the Comprehensive 
Plan) that designates this property for Community Mixed Use described as follows:  Community 
Mixed Use areas are intended to provide retail and professional services for the everyday needs 
of the people residing or working in the community. Uses should be limited to those that meet the 
needs of residents such as civic uses, grocery and retail stores, restaurants, hotels, professional 
services, and entertainment venues, as well as office and medical commercial uses. Community 
mixed uses can be located in stand-alone structures, or as part of a small shopping center with 
multiple uses, and may include complementary residential development that provides 
opportunities for housing near jobs and essential goods and services.  These areas are developed 
with a focus on pedestrian safety and connectivity and support of alternative transportation 
options.  Vehicular circulation and connectivity is accommodated in a less visually prominent 
pattern, minimizing the number of access drives and screening parking areas from the public 
space. 
 
 
STAFF ANALYSIS  
FINAL PLAT 
17.03.020 (E1) Review Criteria: 

a. The layout and design of the final plat is in substantial compliance with the approved 
preliminary plat considering the number of lots or parcels; the block layout, street designs 
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and access; the open space systems and civic design elements; the infrastructure 
systems; or other elements of coordinated developments. 

Staff Comment: The final plat is in substantial compliance with the approved preliminary plat.  
   

b. The construction plans for any utilities, infrastructure or public facilities shall have been 
found to meet all technical specifications, or final plat approval shall be conditioned on 
such plans meeting all technical specifications, before the recording of the final plat. 

Staff Comment: Public improvement plans shall be submitted and approved prior to the 
release of the final plat for recording at the County (this is a recommended condition of 
approval). 

   
c. The phasing and timing of public improvements ensures construction and performance 

guarantees. 
Staff Comment: Public improvement plans, the Traffic Impact Study and Stormwater 
Management Plan shall be submitted and approved prior to the release of the final plat for 
recording and issuance of building permits to ensure all improvements are in place. 

 
d. Any deviations in the final plat from the preliminary plat brings the application in further 

compliance with the Comprehensive Plan and the purposes and intent of this Code. 
Staff Comment: There are no deviations being requested on the final plat. 

 
e. The recommendations of professional staff, or any other public entity asked to officially 

review the plat. 
 
Staff Comment: Staff recommends approval of the project with the conditions outlined below. 
The final plat meets all the applicable standards of the Land Development Code with exception 
to the approval of the stormwater and traffic studies.  Staff recommends approval of the final 
plat for Frontier Commerce Park – 1st Plat with conditions to obtain approval of these 
documents.   
 
This application is within the joint review for the impact area of the New Century AirCenter 
and therefore will go before the Airport Commission on March 25th and the Board of County 
Commissioners in March. 

 
 
EXCISE TAX 
Excise tax is levied with the act of platting the portion of the property in the city.  Any of the subject 
property that has never been a part of a final plat before is therefore subject to paying the excise 
tax.  This tax is based on the square footage of the plat property, excluding any arterial type right-
of-way dedication for streets and parkland dedication.   
 
The current tax rate is $0.20 per square foot of land area platted.  This plat includes 3.24 acres 
(141,134.4 sq.ft.) that has not paid excise tax before.  Therefore the excise tax shall total 
$28,226.88.  This tax shall be paid prior to the Mayor signing an approved recordable plat. 
 
 
STAFF ANALYSIS – INFRASTRUCTURE / OTHER 
WATER, SANITARY SEWER, STORMWATER, ELECTRIC, GAS –  
Existing utilities are located either within and adjacent to the site.  
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ROADWAY NETWORK, VEHICULAR ACCESS –  
There are no new points of access being proposed for this site.  Access off of Moonlight Road will 
be through an existing drive that will provide access throughout the development.  An existing 
access point onto Madison Street will provide secondary ingress/egress throughout the site as 
well.  A cross-access easement is being provided to connect the property to the south to limit the 
amount of curb cuts onto Moonlight and provide a more efficient means of movement of vehicular 
traffic along the west side of the street. 
 
SIDEWALKS –  
An existing 10’ trail is located along the west side of Moonlight Road along with a 5’ sidewalk 
extending along the south side of Madison Street.  As mentioned before, another 5’ sidewalk is 
being proposed along the entire south property line to provide for access to the residential 
development west. 
 
ATTACHMENTS 

I. Final Plat 
II. Application 

 
ACTIONS 
Per Section 17.03.010 (G) of the Gardner Land Development Code, a review body may take the 
following actions (or recommend the following actions): 
1. Approve the application. 
2. Approve the application with conditions or modifications to lessen or mitigate a potential 

impact from the proposed application. 
3. Deny the application. 
4. Continue the application to allow further analysis. The continued application shall not be more 

than 60 days from the original review without consent of the applicant. No application shall be 
continued more than once by each review body without consent of the applicant. 

 
EFFECT OF DECISION 
Final Plat – If the Planning Commission approves or conditionally approves the final plat, the plat 
shall be forwarded to the Governing Body with a recommendation that they accept dedication of 
land for public purposes such as easements, rights-of-way and public facilities. The approval of 
the final plat; acceptance of the dedication of land for public purposes; finding that the construction 
plans for any utilities, infrastructure or public facilities meet all City technical specifications; and 
payment of the excise tax if applicable, authorizes the filing of the plat with the Johnson County 
Records and Tax Administration. Any approval with conditions or exceptions to the rules shall be 
clearly stated on the plat. Any plat not recorded within two years from the date of acceptance of 
land by the Governing Body shall be null and void. Upon approval of the final plat, dedications, 
and construction plans and recording of the plat, the applicant may proceed with the construction 
of required improvements. No building permit shall be authorized until the completion, inspection 
and acceptance of all required improvements. 
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RECOMMENDATION 
Staff recommends approval of FP-20-01, a final plat for Frontier Commerce Park – 1st Plat subject 
to the following conditions: 

1. Preliminary plat PP-20-02 shall be approved prior to the release of the final plat FP-20-01 
for recording. 

2. Approval of the Traffic Impact Study by the City of Gardner Public Works Department. 
3. Approval of the Stormwater Management Plan by the City of Gardner Public Works 

Department. 
4. Provide a maintenance agreement for the shared access easements prior to the release 

of the plat for recording. 
5. Payment of excise tax to the City.  
6. Approval of the application by Johnson County Airport Commission and the Johnson 

County Board of County Commissioners is completed prior to the release of the plat for 
recording. 

 
Recommended Motion: 
After review of Application FP-20-02, a preliminary plat for Frontier Commerce Park – 1st Plat, 
located on the west side of Moonlight Road approximately 240’ south of Madison Street (Tax Ids 
CF221424-4032 and CF221424-4028) and final plat dated February 25, 2020, and staff report 
dated February 18, 2020, the Planning Commission approves the application as proposed, 
provided the following conditions are met: 

1. Preliminary plat PP-20-02 shall be approved prior to the release of the final plat FP-20-01 
for recording. 

2. Approval of the Traffic Impact Study by the City of Gardner Public Works Department. 
3. Approval of the Stormwater Management Plan by the City of Gardner Public Works 

Department. 
4. Provide a maintenance agreement for the shared access easements prior to the release 

of the plat for recording. 
5. Payment of excise tax to the City.  
6. Approval of the application by Johnson County Airport is completed prior to the release of 

the plat for recording. 
 

and recommends the Governing Body accept dedication of right-of-way and easements. 
 















PLANNING COMMISSION STAFF REPORT NEW BUSINESS ITEM NO. 3C 
MEETING DATE:  FEBRUARY 25, 2020 
PREPARED BY:  KELLY DRAKE WOODWARD, AICP, CHIEF PLANNER 
 

PROJECT NUMBER / TITLE:  SP-20-01:  Site Plan Review for Frontier Community Credit Union 
 
 
PROCESS INFORMATION 
Type of Request:  Site Plan Review     
Date Received:  January 10, 2020     
 
APPLICATION INFORMATION 
Applicant:  Jim Long P.E., Anderson Engineering      
Owner:  Frontier Community Credit Union, Michael Augustine   
Parcel ID:  CF221424-4032 and CF221424-4028   
Location:  On the west side of Moonlight Road approximately 260’ south of Madison Street 
  
REQUESTED ACTION 
The applicant requests approval of a site plan review for a credit union facility on an approximately 
1.33 acre lot. 
 
EXISTING ZONING AND LAND USE 

The subject property is currently vacant and unplatted land zoned C-2 (General Business) District.  
There is an existing access drive onto N. Moonlight Road that was developed when Casey’s 
General Store was established. 
 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

C-2 (General Business) District Convenience Store 

East of subject property 
CP-2 (Planned General Business) District Multi-tenant Commercial Center  

South of subject property 
C-3 (Heavy Commercial) District Equipment Rental Store 

West of subject property 
C-2 (General Business) District Vacant lot with improved access drive 
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EXISTING CONDITIONS   

The site plan is for the vacant lot south of Casey’s General Store along Moonlight Road.  The lot 
will eventually be surrounded by commercial uses.  There is single-family residential to the north 
and west and apartment townhomes to the south.     
 

 
 
 
BACKGROUND / HISTORY  
The property was annexed in 1970 under Ordinance Number 1015.  Casey’s General Store was 
platted and built in 2014. 
 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The existing land use is consistent with the Land Use Plan map of the Gardner Comprehensive 
Plan (specifically the Gardner Main Street Corridor Plan, adopted as part of the Comprehensive 
Plan) that designates this property for Community Mixed Use described as follows:   

Community Mixed Use areas are intended to provide retail and professional services for 
the everyday needs of the people residing or working in the community. Uses should be 
limited to those that meet the needs of residents such as civic uses, grocery and retail 
stores, restaurants, hotels, professional services, and entertainment venues, as well as 
office and medical commercial uses. Community mixed uses can be located in stand-
alone structures, or as part of a small shopping center with multiple uses, and may include 
complementary residential development that provides opportunities for housing near jobs 
and essential goods and services.  These areas are developed with a focus on pedestrian 
safety and connectivity and support of alternative transportation options.  Vehicular 
circulation and connectivity is accommodated in a less visually prominent pattern, 
minimizing the number of access drives and screening parking areas from the public 
space. 
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This Community Credit Union facility provides professional services near residents.  The site plan 
provides for a direct mid-block sidewalk connection to housing areas to the west.  Further 
pedestrian accessibility is provided by the existing trail along Moonlight Road.  There is a small 
parking lot including ADA parking spaces along the front façade (facing Moonlight Road), but 
otherwise the remainder of the parking and drive-thru lanes are beside or behind the structure.  
The facility will utilize shared access drives and there is ample vegetation screening parking from 
public spaces. 
 
 
STAFF ANALYSIS  
SITE PLAN 
17.03.060 (B) Review Criteria: 
1. In general, any site plan in compliance with all requirements of this Code shall be approved.  

Staff Comment: The following elements have been added by the applicant for optimal 
compliance with the Code: 

• The LDC provides for exceptions to block 
and connectivity standards.  In this case, the 
block length is slightly over the maximum of 
1,000 ft and substantially over the maximum 
block area of 8 acres.  When exceptions for 
larger blocks apply, the Planning 
Commission may require pedestrian 
walkways through blocks.  Additionally, the 
LDC provides that development sites shall 
include direct sidewalk connections in the 
most direct manner with adjacent sites 
where pedestrian connections through 
public streetscapes or internal access is 
remote (there are no sidewalks along the 
existing or proposed access drive). Sidewalk 
connectivity is needed to the vacant lot to the 
west as shown on the photo at right.  The 
applicant has, consistent with Staff request, 
provided for a public access easement 
containing a 5’ sidewalk along the south 
property boundary of this lot and the 
adjacent vacant lot.  The City will need to 
pursue the remaining sidewalk connection 
across the drainage easement (tract outlined 
in blue) for the adjacent subdivision Madison 
Park to connect with Evergreen Street (approximate sidewalk location shown in red). 

• The LDC provides that no use shall provide greater than 20 percent more than the 
minimum required parking without documented evidence of actual parking demand based 
on studies of similar uses in similar contexts, and that any parking permitted over 20 
percent more than the minimum shall require mitigation of potential impacts through one 
or more stated strategies.  The applicant has provided the attached letter documenting the 
need for the proposed parking, and is providing additional buffers and vegetation to screen 
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parking (additional foundation landscaping and continuous shrub border along the east 
access drive).  

The following elements are recommended conditions of approval to meet LDC standards: 

• Relocate four medium/large shade trees to the area of the right-of-way adjacent to the 
public trail to meet the requirement for street trees. 

• Provide a maintenance agreement for the shared access easements prior to the release 
of the plat for recording. 

• If the rooftop mechanical equipment is not adequately screened by the building parapets, 
the equipment will be screened in accordance with Sections 17.05.020 (B.1) and 
17.08.040 (A.1). 

 
2. In making a determination of compliance, or for site plans accompanying any discretionary 

review or administrative relief, the review body shall consider whether: 
a. The site is capable of accommodating the buildings, proposed use, access and other site 

design elements required by the Code and will not negatively impact the function and 
design of rights-of-way or adjacent property. 

Staff Comment: The facility is adequately accommodated on this site and benefits the 
function and design of adjacent property by providing for the continuation of the shared access 
drives between Moonlight Road and Madison Street, and providing the mid-block sidewalk 
connection.  The plan also provides for a cross access easement and paved driveway stub 
that could accommodate an interior vehicular connection to the property to the south in the 
future.  Staff finds this criteria is met. 
b. The design and arrangement of buildings and open spaces is consistent with good 

planning, landscape design and site engineering principles and practices. 

Staff Comment: The site has ample open spaces and site circulation is adequately 
accommodated based on the truck turning template provided.  The attractive building meets 
design standards and there is ample landscaping provided.  Stormwater management plans 
will need to be approved before the plat is released for recording and the current version is 
inadequate to make a determination.  This is a recommended condition of approval. 
c. The architecture and building design uses quality materials and the style is appropriate for 

the context considering the proportion, massing, and scale of different elements of the 
building. 

Staff Comment: This is a small building that offers a variety of complementary materials and 
parapet heights to add interest. Staff finds this criteria is met. 
d. The overall design is compatible to the context considering the location and relationships 

of other buildings, open spaces, natural features or site design elements. 

Staff Comment: The site is beneficially related to adjacent parcels by the shared access 
drive, public trail along Moonlight Road, and the south mid-block sidewalk connection.  The 
plan also provides for a cross access easement and paved driveway stub that could 
accommodate an interior vehicular connection to the property to the south in the future.  The 
materials used are compatible with the multi-tenant development across Moonlight which uses 
brick, stone, metal canopies, and ample glass. Staff finds this criteria is met. 
e. Whether any additional site-specific conditions are necessary to meet the intent and 

design objectives of any of the applicable development standards.  
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Staff Comment: As discussed previously, a recommended condition of approval addresses 
screening of the rooftop mechanical equipment. 

3. The application meets the criteria for all other reviews needed to build the project as proposed. 

Staff Comment: The Traffic and Stormwater Management Plans are pending approval by Public 
Works.  The project will also need to obtain approval from the Johnson County Airport 
Commission and Board of County Commission.  The final plat will also need to be recorded before 
the building permit is approved.  These are all recommended conditions of approval. 
 
4. The recommendations of professional staff. 

Staff Comment: Staff recommends approval based on the findings in this staff report. 
 
 
STAFF ANALYSIS – INFRASTRUCTURE / OTHER 
WATER, SANITARY SEWER, STORMWATER, ELECTRIC, GAS –  
Existing utilities are located either within or adjacent to the site.  
 
ROADWAY NETWORK, VEHICULAR ACCESS –  
There are no new points of access being proposed for this site.  Access off of Moonlight Road will 
be through an existing drive that will provide access throughout the development.  An existing 
access point onto Madison Street will provide secondary ingress/egress throughout the site as 
well.  A cross-access easement is being provided to connect the property to the south in order to 
limit the amount of curb cuts onto Moonlight Road and provide a more efficient means of 
movement of vehicular traffic along the west side of the street.  A draft cross-access easement 
across the two adjacent properties to the south was provided by the applicant for future use. 
 
SIDEWALKS –  
An existing 10’ trail is located along the west side of Moonlight Road along with a 5’ sidewalk 
extending along the south side of Madison Street.  As mentioned before, another 5’ sidewalk is 
being proposed along the entire south property line to provide for a mid-block connection to the 
residential development to the west. 
 
ATTACHMENTS 

I. Site Plan sheets (6) 
II. Color elevation sheets (2) 

III. Parking letter 
IV. Application 

 
ACTIONS 
Per Section 17.03.010 (G) of the Gardner Land Development Code, a review body may take the 
following actions (or recommend the following actions): 
1. Approve the application. 
2. Approve the application with conditions or modifications to lessen or mitigate a potential 

impact from the proposed application. 
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3. Deny the application. 
4. Continue the application to allow further analysis. The continued application shall not be more 

than 60 days from the original review without consent of the applicant. No application shall be 
continued more than once by each review body without consent of the applicant. 

 
EFFECT OF DECISION 
Site Plan and Design Review – Approval of a site plan and design review shall authorize the 
applicant to apply for a building permit and other applicable permits. The Director may approve 
minor amendments to approved site plans and design reviews without the refiling of a new 
application, but in no event shall the Director approve any change that does not qualify for an 
administrative site plan, or any change that is different from any condition of approval of the site 
plan and design review. An approved site plan and design review shall expire and be of no 
further effect if an application for a building permit for one or more buildings shown on the 
site plan is not filed within two years of the approval. The Planning Commission may grant 
an extension for up to one additional year. Any other element of the plan not submitted for permits 
within two years shall expire, unless the application proposes a different schedule that is 
approved. 
 
RECOMMENDATION 
Staff recommends approval of the Site Plan subject to the following conditions: 

1. Approval of the Traffic Impact Study and Stormwater Management Plan by the City of 
Gardner Public Works Department prior to the release of the plat for recording. 

2. Review and approval at the Johnson County Airport Commission and Board of County 
Commission shall be completed prior to the issuance of a building permit. 

3. The final plat FP-20-01 shall be recorded with the Johnson County Records and Tax 
Administration prior to the issuance of a building permit. 

4. Relocate four medium/large shade trees to the area of the right-of-way adjacent to the 
public trail to meet the requirement for street trees. 

5. Provide a maintenance agreement for the shared access easements prior to the release 
of the plat for recording. 

6. If the rooftop mechanical equipment is not adequately screened by the building parapets, 
the equipment will be screened in accordance with Sections 17.05.020 (B.1) and 
17.08.040 (A.1). 

 
Recommended Motion: 
After review of Application SP-20-01, a site plan for Frontier Community Credit Union, located on 
the west side of Moonlight Road, approximately 260’ south of Madison Street, and site plan dated 
February 14, 2020, and staff report dated February 25, 2020, the Planning Commission approves 
the application provided the following conditions are met: 

1. Approval of the Traffic Impact Study and Stormwater Management Plan by the City of 
Gardner Public Works Department prior to the release of the plat for recording. 

2. Review and approval at the Johnson County Airport Commission and Board of County 
Commission shall be completed prior to the issuance of a building permit. 

3. The final plat FP-20-01 shall be recorded with the Johnson County Records and Tax 
Administration prior to the issuance of a building permit. 

4. Relocate four medium/large shade trees to the area of the right-of-way adjacent to the 
public trail to meet the requirement for street trees. 
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5. Provide a maintenance agreement for the shared access easements prior to the release 
of the plat for recording. 

6. If the rooftop mechanical equipment is not adequately screened by the building parapets, 
the equipment will be screened in accordance with Sections 17.05.020 (B.1) and 
17.08.040 (A.1). 
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PLANNING COMMISSION STAFF REPORT                              REGULAR ITEM NO. 4 
MEETING DATE:  FEBRUARY 25, 2020 
PREPARED BY: KELLY DRAKE WOODWARD, AICP, CHIEF PLANNER  
 

PROJECT NUMBER / TITLE: CPA-20-01 Amend the City of Gardner Comprehensive Plan and 
adopt the Gardner Destination Downtown Plan. 
 
 
 
BACKGROUND  
In April of 2018, the Governing Body approved Comprehensive Plan amendments to incorporate 
the Gardner Main Street Corridor Plan and Gardner Main Street Market Analysis.  This plan 
provides specific policy guidance for the entire Main Street Corridor through the City and 
extending into adjacent neighborhoods and development areas. It focuses on the big picture and 
crafting a vision that integrates transportation, land use and the environment while engaging the 
community in a collaborative dialogue. This Sustainable Places Plan was largely funded through 
the Planning Sustainable Places program with the Mid-America Regional Council.  
The Gardner Destination Downtown Plan is the second level of planning in the Planning 
Sustainable Places program, and was also largely funded through that program.  It focuses on 
project development and implementation activities for an 8-block study area of Downtown (and 
including Cornerstone Park) so that implementation projects can move closer to readiness for 
preliminary engineering.  This plan also includes meaningful public engagement.  The premise 
behind both projects is to build on the role of the corridor as a major vehicular transportation 
thoroughfare and facilitate its evolution to support multi-modal transportation options and vibrant 
public spaces that are attractive for redevelopment and revitalization efforts. 
Titled Gardner Destination Downtown:  A Placemaking and Mobility Enhancement Project, the 
plan provides the following information: 

1. Project understanding – background, purpose, description of project area, and summary 
of key issues including the need for new, flexible public spaces; streetscape improvements 
to knit the community together; improved ADA accommodations; and the location of a 
mobility hub in Downtown Gardner. 

2. Existing conditions analysis – an examination of existing green spaces and opportunities 
for improvement; and the condition of Downtown streetscapes that are currently oriented 
more to vehicles than pedestrians. 

3. Planning process – description of planning activities, leadership structure, project partners 
and stakeholders, and public engagement opportunities (such as the Benchmarking Bus 
Tour, attendance at community events, online surveys, Walk & Roll Inventory, and public 
meetings). 

4. Plan concepts – visualizations and descriptions of recommended improvements for public 
spaces, streetscapes, a mobility hub, and ADA facilities/parking.  A concept plan for 
residential and mixed-use infill is included along Center Street. 

5. Implementation options and scenarios – includes planned improvements for Cornerstone 
Park (multi-purpose building, inclusive playground, interactive water feature, additional 
pavilions) and new City Hall Plaza (public market shed and plaza with green 
infrastructure), connected by a new Civic Green (botanical gardens, paths, overhead 
trellises, a performance structure, plaza, and other furnishings).  The planned streetscape 
improvements are categorized based on classification as a primary, secondary, or tertiary 
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street, and include recommendations for street reconstruction, sidewalk and ramp 
improvements, a median on Main Street, road tables on Shawnee and Washington 
Streets, parking reconfiguration, off-street bike facilities along Center Street, and 
streetscape elements. 

 
 
PROCESS REQUIREMENTS 
Kansas statutes (K.S.A 12-747) grant planning commissions the authority to create and adopt a 
comprehensive plan by resolution.  Before adopting an amendment to the comprehensive plan, 
the planning commission shall hold a public hearing, notice of which shall be published in the 
official city newspaper 20 days prior to the date of the hearing.  Upon adoption of the plan 
amendments by resolution, a certified copy of the plan amendments and a written summary of 
the hearing shall be submitted to the governing body.  No comprehensive plan amendment shall 
be effective unless approved by the governing body.  The governing body may approve the 
recommended comprehensive plan by ordinance.   
A notice of the public hearing was published in the Gardner News on Tuesday, February 4, 2020. 
If the Planning Commission adopts the attached resolution and forwards a recommendation to 
the Governing Body to approve the amendments and adopt the plan and market analysis, the 
next steps will be to provide notice to the County and any townships affected, up to 20 days prior 
to the action by the Governing Body. 
 
 
ATTACHMENTS  

I. Draft plan 
II. Draft annotated Comprehensive Plan amendment 

III. Planning Commission Resolution 
 
 
RECOMMENDATION 
Staff recommends the Planning Commission hold a public hearing and adopt Planning 
Commission Resolution No. PC-20-01 amending the Cover Page, Chapter 1 Introduction, 
Chapter 3 Public Participation, Chapter 4 Vision, Goals & Objectives, Chapter 5 Land Use & 
Development, Chapter 9 Image & Identity, Chapter 10 Sustainability Framework, and Chapter 11 
Implementation of the City of Gardner Comprehensive Plan, and adopting and incorporating by 
reference the Gardner Destination Downtown plan, and forward a recommendation of approval 
to the Governing Body.  
 
Recommended Motion: 
Motion to adopt Planning Commission Resolution No. PC-20-01 to amend the following portions 
of the City of Gardner Comprehensive Plan: Cover Page, Chapter 1 Introduction, Chapter 3 Public 
Participation, Chapter 4 Vision, Goals & Objectives, Chapter 5 Land Use & Development, Chapter 
9 Image & Identity, Chapter 10 Sustainability Framework, and Chapter 11 Implementation and 
adopt and incorporating by reference the Gardner Destination Downtown: A Placemaking and 
Mobility Enhancement Project plan, and recommend the Governing Body approve the 
amendments to the City of Gardner Comprehensive Plan, and adopt and incorporate by reference 
the Gardner Destination Downtown: A Placemaking and Mobility Enhancement Project plan. 
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FORWARD

This project is supported through a grant from the Mid-America Regional Council’s (MARC) Planning 
Sustainable Places Initiative – a regional program funded by the state-allocated Surface Transportation 
Program (Livable Communities Pilot) and intended to assist communities to explore transportation 
network improvements that enhance the quality of life and support long-term community growth.
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1 PROJECT UNDERSTANDING
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1.1  PROJECT BACKGROUND
The City of Gardner, with assistance from the Mid-America Regional 
Council (MARC), has begun the process of fine-tuning the actionable 
items laid out in the 2018 Gardner Main Street Corridor Plan to ensure 
the future prominence, vibrancy and function of Downtown Gardner. 
In the Main Street Corridor Plan,  a series of recommendations 
were developed with the intent to be implemented as funding and 
opportunities became available. These recommendations were 
categorized into four sections:

• Transportation and Corridor Function
• Economic Development
• Quality of Life
• Green Solutions

The Gardner Destination Downtown Plan focuses on elements under 
each of those recommendation categories and through a collaborative 
and multi-faceted design approach, recommends specific projects 
and interventions that will achieve the goal of transforming Downtown 
Gardner into the true heart of the City. 

PLANNING SUSTAINABLE PLACES

The goals of Planning Sustainable Places projects such as the Gardner 
Destination Downtown Plan include:

• Explore transportation network improvements

• Enhance the quality of life for the community

• Support long-term community growth

• Broaden public understanding and involvement of community  
 in sustainability through partnerships

• Develop new tools, policies and practices to enhance   
 decision making and neighborhood vibrancy

• Demonstrate new models that help transform the ways   
 neighborhoods and communities develop

• Promote long-term physical and economic resilience

 The plan is organized into six chapters including the Appendix.

1. Project Understanding
          Provides an overall background of the plan and its relevance.

2. Existing Conditions
Analyzes the physical and social aspects of the study area.

3. Planning Process
Chronicles the public input process that took place.

4. Concepts
Outlines concepts for public spaces and streetscapes.

5. Implementation
Recommends various phasing and implementation strategies.

An Appendix is included at the end of this plan to provide supporting 
resources and images that were gathered during the entirety of the 
process. 

Figure 1.02 - Businesses along Main StreetFigure 1.01 - Main and Elm Intersection in Downtown Gardner
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The purpose of the Gardner Destination Downtown Plan is to form a 
coalition of ideas and support needed to create new dynamic public 
spaces and an enhanced Downtown streetscape to revitalize the 
central core of the City. The strategies and action steps of the plan 
build on the role of the corridor as a major transportation thoroughfare 
and facilitate its evolution to support multi-modal transportation 
options and vibrant public spaces that attract redevelopment and 
revitalization efforts. It is a high-level plan that addresses key issues in 
a connected way but does not provide detailed design or construction 
specifics. The recommendations in this plan contain both short-term 
and long-term phasing strategies for the public spaces and for the 
streetscape.

A fundamental component of the streetscape design will be the 
consideration of ADA compliance. Business access, ramping, crosswalk 
markings and signalization were all analyzed as a part of this study and 
a list of recommendations can be found later in this plan. 

Figure 1.03 - Character images for dynamic public spaces 

1.2  PROJECT PURPOSE

GOALS
PUBLIC SPACES: CREATE A HEART IN DOWNTOWN

• Define the users and program of the spaces.

• Provide a flexible and interactive commons to 
promote social inclusion and civic identity.

• Relate public spaces to the surrounding 
context and properties.

• Define the experience of the spaces.

• Honor the community’s aspirations and 
vision.

• Respect the site and budget.

STREETSCAPES: REINFORCE GARDNER’S 
DOWNTOWN IDENTITY

• Define the character of the streetscape.

• Accommodate a balance of vehicular and 
non-vehicular activity.

• Ensure that the design is authentic to Gardner.

• Promote pedestrian and vehicular safety.

• Recommend technically viable solutions.

• Improve conditions for those with mobility 
challenges in navigating Downtown.
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1.3  PROJECT AREA
Gardner, located in the southwest corner of Johnson County, is poised 
to grow in population as the Kansas City metropolitan area continues to 
expand outward. 

The project area for this plan includes a 9-block zone in the Downtown 
core. Extents include Sycamore Street to the east, Center Street to the 
west, Warren Street to the South and the extents of Cornerstone Park 
to the north. 

Main Street and Elm Street represent the two most important streets 
in the Downtown core and the intersection of these two streets, 
represents the physical and historical center of the City. 

Several prominent community assets are located in the study area 
including, but not limited to, City Hall, Gardner Elementary School, First 
Presbyterian Church, Cornerstone Park, the Gardner Senior Center 
and many small businesses. Adjacent assets include the Johnson 
County Fairgrounds, Wheatridge Middle School and several residential 
neighborhoods. Figure 1.04 - Regional location of Gardner, Kansas
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1.4  KEY ISSUES
The project team performed an inventory and analysis of pedestrian 
and vehicular circulation and ADA parking issues. Extensive outreach 
and ongoing involvement with City staff, project champions, property 
owners and citizens resulted in the identification of several key issues. 

PUBLIC SPACES

Fundamental to this plan is the creation of flexible public spaces in 
Downtown Gardner that serve as civic gathering venues, something 
that is currently lacking in the City. Creating these spaces will require 
several key partnerships between landowners and the City.

STREETSCAPE

The streets of Downtown Gardner physically knit the community 
together and act as a connector between the proposed public spaces. 
Therefore, a second key aspect of this plan is to establish a design 
vision for the Downtown streetscapes that works to enhance the 
public realm and creates a revitalized and contemporary streetscape 
environment. 

ADA FACILITIES / PARKING

Accessibility for everyone in the Downtown core is of the utmost 
importance to City officials as well as the planning team. A 
comprehensive study of existing ADA accommodations was conducted, 
resulting in recommendations for future ADA accommodations that will 
ensure the proposed improvements can be enjoyed by all users. 

Parking was also at the forefront of all design considerations and the 
planning team made it a goal to not reduce parking numbers in the 
Downtown core. 

The ultimate vision proposes a slight increase in available public and 
private parking. However, parking is reorganized within the project area 
to support introduction of new green space and infill development. 
When the vision of the plan is realized, Downtown Gardner will be a 
more walkable and pedestrian-friendly district. 

MOBILITY HUB

The final key issue is the establishment of a mobility hub in Downtown 
Gardner. As Gardner continues to grow as a part of the expanding 
Kansas City metro, providing access to public transportation is 
important to assure all citizens have the ability to access all parts of 
the metro without the need for a personal vehicle. The mobility hub 
is also designed to accommodate more recent transportation options 
such as ride sharing, bike sharing and scooters / short distance 
options. 

Figure 1.08 - Example of a Mobility Hub used in Kansas City

Figure 1.07 - Example of traditional streetscape design character

Figure 1.06 - Example of a Downtown gathering space in Gladstone, MO
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2 EXISTING CONDITIONS
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Located between Washington Street and Shawnee Street,  
a large underutilized green space, primarily owned by First 

Presbyterian Church, provides an opportunity for further investment 
in public spaces. This site is characterized by expansive turf, a few 
mature trees and powerlines crossing the site east / west. Blazer’s, a 
popular Gardner eating establishment, is also located directly to the 
west of this property. 

Figure 2.03 - Large underutilized green space between Shawnee and Washington Street

2.1 GREEN SPACES
Open air public spaces can host festivals, concerts, meetings and 
recreational activities and they are an important venue to have in 
a community as it adds great vitality and pride to the social fabric. 
Currently, Gardner does not have such a space that serves as the 
formal “heart” of the City. 

Figure 2.04 - Existing surface parking lot behind Gardner City Hall and JOCO LibraryFigure 2.01 - Proposed public space improvements
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 A third opportunity to create a public open space lies directly  
 behind City Hall along E Shawnee Street. As an important 
civic institution, City Hall in many ways represents the center of 
Gardner and the space around it should respond to that prominence. 
Today, the site is primarily a surface parking lot for City Hall and the 
local Johnson County Library, who owns the majority of the property. 
Also located on this site is a group home, a small private residence 
and a commercial building at the Corner of Main and Center Street. 
An entrance drive from Main Street along the east side of City Hall 
provides accessible parking for City Hall.

C

Figure 2.02 - Existing underutilized Cornerstone Park amphitheater

Cornerstone Park, located at the corner of Washington Street  
and Center Street, is currently the only public green space  

within the Downtown core of Gardner. This ~2 acre park   
contains playground structures, three picnic shelters, an amphitheater, 
restrooms, and walking trails. Located adjacent to the Gardner Aquatic 
Center, Cornerstone Park is most heavily used during the warmer 
months when the Aquatic Center is open. Despite these assets, the 
park is not used to its full potential and is somewhat disconnected   
from the central business district along Main Street. 
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Figure 2.07 - Main Street (looking east)

Figure 2.06 - Elm Street (looking north)

The streetscape of Gardner’s Downtown is dominated by vehicular 
use with ample space for driving and parking cars. Even with 
substantial sidewalk space along Main and Elm Street, there are very 
few elements that make the pedestrian feel protected from the busy 
highway traffic. The Downtown streetscape could provide greater 
potential for civic engagement and economic vitality. 

Main Street, or Highway 56, is the main thoroughfare through Gardner. 
As the primary east/west route, and connector to larger industrial 
sites in the west, this road experiences a high degree of everyday 
traffic and a high quantity of truck traffic. Many of the parallel parking 
spaces along Main Street are not fully utilized because of the sense 
that they are unsafe with relatively high speed truck traffic occurring 
immediately adjacent to that zone.

Elm Street currently retains a more pedestrian-oriented feeling with 
more intimate sidewalk spaces which are protected from moving traffic 
by diagonal parking spaces. This design also creates a more successful 
business climate. Nonetheless, much more can be done with Elm 
Street to further capitalize on its already established pedestrian quality.

It is important that streetscapes be designed with the pedestrian in 
mind, as they are the most important user of the space. Even though 
vehicles will bring people to this space, it is users are on foot traveling 
around the Downtown core that create an active and bustling district. 
Therefore, elements such as seating, pedestrian lighting, street 
plantings, wayfinding signage and other amenities are important 
elements to consider for a streetscape. It is these amenities that signal 
who the streetscape is designed for and encourage users to come 
back time and time again. These spaces and features also provide an 
opportunity to tell Gardner’s stories, furthering the unique qualities of 
Downtown.
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Figure 2.05 - Major streets in Downtown Gardner 
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3 PLANNING PROCESS
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3.1  PROJECT TIMELINE
The project began in May 2019 and extended into the first quarter 
of 2020. Three main phases helped set attainable goals for public 
participation and results. Those three phases were Discovery (2.5 
months), Ideas (4 months) and Implementation (4months). 

The Discovery phase is where the majority of the inventory and 
analysis process took place. Documenting existing conditions and 
meeting with government and regulatory officials provided a baseline 
understanding of future challenges and opportunities for the project.

The Ideas phase brought about concepts for the green spaces and 
streetscapes with many iterations discussed between the planning 
team, city leaders and the general public. Overtime those concepts 
were refined into one final concept.

Finally, the Implementation phase involved the development of this plan 
and a strategic approach to financial and policy initiatives necessary to 
make these designs come to fruition.

Figure 3.01 - Steering Committee Workshop

PROJECT SCHEDULE
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DISCOVERY

IDEAS

IMPLEMENTATION

PLANNING COMISSION / 
CITY COUNCIL

2019 2020

Figure 3.02 - Project Schedule

STEERING COMMITTEE

The recommendations outlined in this plan were derived from an open 
and transparent process. The planning team coordinated a series of six 
meetings with the Steering Committee, largely composed of the same 
citizen leaders who assisted with the precursor to this plan, the 2018 
Main Street Corridor Plan. However, additional citizens were engaged 
during the implementation exercises for this plan. Each of these 
meetings provided opportunities for the Steering Committee to better 
understand the issues being explored as part of the planning process, 
to ask questions and obtain additional information, and to provide their 
input and direction for shaping the proposed plan recommendations. 

PROJECT PARTNERS + STAKEHOLDERS

The planning team coordinated meetings with MARC and KDOT 
throughout the project. Additional conversations occurred with the 
Kansas City Area Transportation Authority (KCATA) regarding bus 
service in the Downtown Corridor and the planned mobility hub. 

The planning team also met with multiple key stakeholders that 
could be directly impacted by and benefit from the project, or who 
had additional information about the areas envisioned for investment 
and the Gardner community. This included property and business 
owners, church officials, the Johnson County Fair Board, and local civic 
organizations.

These conversations provided the planning team with great insight 
as well as a platform for partnership and ongoing dialogue as the City 
moves forward. 

3.2  MEETING GROUPS
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In addition to the Steering Committee meetings, the process involved 
many opportunities to engage the public. 

BENCHMARKING BUS TOUR

The first of these meetings took place on a RideKC Bus as participants 
toured various public spaces and streetscapes throughout the Kansas 
City metro. The intent of this engagement was to allow residents to see 
firsthand how other communities have rallied around the process of 
developing a public community asset and actually implemented their 
visions.

The locations visited included:

• Overland Park Farmers Market - Overland Park, KS
• Linden Square - Gladstone, MO
• Downtown Liberty, MO
• Uptown Market - Independence, MO
• Downtown Lee’s Summit - Lee’s Summit, MO
• Park Place - Leawood, KS

These locations exemplified different types of public spaces but all 
share one thing in common: they have made a difference by bringing 
about the opportunity for people to gather together and be proud of 
their community. 

Overland Park demonstrated how a formal farmers market structure, 
combined with parking, can help activate the Downtown frequently. 

Linden Square, a public green space and amphitheater in Downtown 
Gladstone, conveyed the idea of how different property owners and 
city officials, as well as private developers, were able to work together 
to implement a successful performance venue that catalyzed private 
development. 

Downtown Liberty recently invested in a refreshed streetscape 
environment, and in the context of their historic Downtown, the 
streetscape brings contemporary touches with an overall layer of 
historic qualities. The streetscape design has proven to be popular with 
the public and only enhances their already vibrant Downtown.

Uptown Market in Independence is a market / community building 
structure that was recently constructed adjacent to the Downtown 
square of Independence. Having a building that functions for both 
market activities as well as festival and community events brings 
frequent activation to Downtown Independence. 

Downtown Lee’s Summit is a great example of a cohesive Downtown 
streetscape that blends the texture of the historic buildings and 
pedestrian oriented design elements. Business signage, wayfinding 
elements, street plantings and paving details all combine to create a 
warm and inviting environment.

Park Place in Leawood represented a slightly different model for the 
bus tour group to experience. Brought about by a private developer, 
Park Place is filled with higher end stores and restaurants but at its 
core is a green space meant for activities and passive recreation. This 
space is successful because of the right amount of nearby mixed-use 
development and the activity that it provides. 

3.3  PUBLIC ENGAGEMENT / OUTREACH

Figure 3.03 - Bus Tour Group



GARDNER, KANSASDRAFT17

There were several other opportunities for the public to offer their 
ideas to the planning team throughout the project. Those opportunities 
engaging with folks at a Food Truck Frenzy + Farmer’s Market in 
Downtown Gardner, and individual meetings with stakeholders. 

In addition to those events, two online surveys were administered 
and distributed through various social media outlets as well as the 
City’s website. Providing a way for Gardner residents to give feedback 
when it is convenient for them garners higher levels of response. In 
fact, the first survey had 536 responses which equals 2.5% of the 
entire population of Gardner. The final proposals include the preferred 
amenities, programmatic elements and space flexibility that the 
public indicated through the survey. This feedback was of value to the 
planning team in crafting a vision that satisfied the community at large. 
The complete survey results can be found in the Appendix. 

Finally, over the course of the project, two public meetings were held at 
the Gardner Community Center. Public Meetings / Open Houses allow 
for citizens to come and speak directly to the planning team and city 
officials, better understand the project and share any direct concerns 
or approvals. 

PUBLIC FEEDBACK

Overall, the vision for Downtown Gardner was well received and 
generated a lot of excitement for what it holds for the future of the City. 
Concerns and challenges were voiced by the public and heard by the 
planning team, and over the course of the project, the initial concepts 
were fine tuned to address those issues. In the end, it is the belief of 
the planning team, the steering committee, and city officials that the 
vision laid out in this plan will bring positive investment and create a 
true heart in the City of Gardner.

Figure 3.04 - Photos from various engagement meetings / events
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3.4  WALK & ROLL INVENTORY
On July 25th, 2019, the project team conducted a walk & roll inventory 
in Downtown Gardner to identify access improvement opportunities for 
pedestrians and mobility-impaired persons. The project team consisted 
of members of the Steering + Implementation Committee, city staff, 
teaming partner Wilson & Company, and members of the public who 
utilize mobility aids. The team was tasked with identifying areas 
where ease of access could be improved. The team primarily focused 
on sidewalks, curb ramps, crosswalks, building entrances, and the 
location of ADA parking in the Downtown study area.

The following areas were identified as needing major improvement:

• Access to front building entrances along Main Street            
 (private property).

• Sidewalk pavement surface.

• Curb ramps surface.

• Crossing distance at crosswalks.

• Crosswalk surface.

• ADA stall distance to priority buildings.

Specific action items identified from the inventory include:

• Addressing building entrance slope and width along Main   
 Street to allow for full ADA access.

• Interim solution: Encourage businesses on Main St. who   
 have existing ADA access in the rear of the store with alley  
 access to clearly indicate where and how access the building  
 entrance (example – doorbell and a sign).  

• Replace sidewalk on the south side of Park St. between   
 Center St. and Sycamore St.

• Add sidewalk to the north side of E Washington St. east of   
 Sycamore St.

• Investigate alternatives to the current sidewalk repair   
 program to address thin sidewalk patching that    
 causes debris.

• Encourage private property owners to maintain their section  
 of sidewalk.

• Add additional on-street ADA stalls throughout Downtown,  
 specifically van stalls with a passenger access aisle and an  
 ADA stall in front of City Hall.

• Enhance bump-outs to all corners of Main St. and Elm St. to  
 decrease crossing distance.

• Add a pedestrian refuge/median-cut on Main St. where   
 pedestrians cross along Elm St.

• Asphalt repairs at all pedestrian crossings along Elm St.

• Installation of a sign at Main and Center to warn drivers of  
 pedestrian crossing.

Figure 3.05 - Examples of accessibility challenges in Downtown Gardner
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4 CONCEPTS
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Three initial concepts were developed to garner feedback about 
larger design ideas as well as programmatic elements, vehicular 
and pedestrian circulation and general aesthetics. The greatest 
difference in these plans was based on concepts for the property 
between Washington Street and Shawnee Street. Majority owned 
by the adjacent First Presbyterian Church, these initial concepts 
explored different scenarios of how much land would be available for 
redevelopment. These scenarios can be found in the Appendix.

In the final concept, the vision of a strong visual and physical connection 
between Main Street and Cornerstone Park remains intact with many 
of the important features of this concept relating to that overall axis. 
Located directly adjacent to the City Hall on the east, a pedestrian plaza 
with a iconic vertical monument anchors the entire spine of public space 
to Main Street. The vertical monument serves two purposes; it becomes 
an identifiable feature in the Downtown core that draws attention to the 
new public spaces, and it has the opportunity to speak to the history of 
Gardner in either an artful or a documental way. For example, this would 
be a nice opportunity for a mural on the blank wall at the east entrance to 
the plaza adjacent to City Hall. 

Within City Hall Plaza, parking, gathering spaces and a public market all 
work together to create a truly dynamic and active space. Because of 
added hardscape surfaces, stormwater capture is an important aspect 
for implementation to ensure this project is as sustainable as possible. 
The public market will now have a permanent structure. Depending on the 

Figure 4.01 - Plan of proposed public space and streetscape improvements in Downtown Gardner. A full page view of this plan graphic can be found on page 56 in the Appendix.

size of the market in the future, nearby parking stalls can also be used for 
vendors and merchants. 

Extending across Shawnee Street, a large road table is proposed to ease 
pedestrian access from one space to the other and encourage lower 
vehicle speeds. The path leads directly into the amphitheater lawn and 
seating area. This space is designed to be flexible and host events of 
varying sizes. A small overhead structure acts as the performance space 
and the adjacent plaza contains a pergola structure for more cover and 
protection. Immediately behind these structures, a second seating area 
serves as an option for patrons of Blazer’s which is adjacent to this public 
space. 

Road tables once again facilitate pedestrians crossing from Washington 
Street into Cornerstone Park. A multi-purpose building is proposed for the 
western end of the park, along Center Street, adjacent to the park lawn. 
Designed to be unprogrammed and porous, the multi-purpose building 
received favorable ratings during public meetings. At the terminus of one 
of two main pedestrian paths, a prominent water feature is intended to 
be both sculptural and interactive and will appeal to families and visitors. 
A destination playground and picnic shelters nearby facilitate even more 
activities in Cornerstone Park. 

Residential units are proposed along Main Street in a financially viable 
quantity. Furthermore, mixed-use developments at the corner of Center 
Street and Main Street, and along the south side of Main Street, help to fill 
in gaps of the corridor’s business district and also increase the amount of 
commercial and residential tenants. 

4.1  PUBLIC SPACES - FINAL CONCEPT
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Looking Northeast, the full scale of the recommended public 
spaces improvements in Gardner can be viewed. New Mixed-
Use and residential developments along Center Street frame 
the western edge of the Public Market, Amphitheater Lawn 
and Botanical Gardens. Plaza spaces alongside City Hall extend 
these public spaces to the edge of Main Street and create one 
unified hub of activity in the center of Gardner.

Figure 4.04 - Aerial view of proposed public spaces with the Public Market structure and new mixed-use and residential developments shown in the foreground

Figure 4.03 - Public promenade west of City Hall

Figure 4.02 - Gardner Public Market permanent facility directly behind City Hall
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Directly behind City Hall, the Gardner Public Market would 
utilize a permanent overhead structure to increase attendance 
and ensure its long-term success. Located along the axis of 
the rear door of City Hall, the structure will anchor a larger 
plaza space intended to be used for community events of all 
sizes. While the market and events are not occurring, this area 
will satisfy the parking needs of City Hall and other nearby 
businesses. Every opportunity should be made to implement 
stormwater infrastructure around this plaza space so that it 
positively contributes to Gardner’s environmental sustainability 
goals. 

West of City Hall, a public promenade alongside new 
redevelopment offers the opportunity for Downtown employees 
and visitors to meet up for lunch or other social outings. The 
new development at the corner of Center and Main could house 
a restaurant or retail with office or residences on the upper 
floor. Gardner could commission a mural for the west facade of 
City Hall, making this space even more dynamic. 
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Figure 4.06 - Eye-level view of green infrastructure elements located in City Hall Plaza

Figure 4.05 - Public plaza along Main Street with iconic vertical monument

Figure 4.07 - Aerial view (looking northwest) showing all three public spaces connected by diagonal walking path
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Looking northwest, the pedestrian plaza located alongside City 
Hall to the east, with an iconic vertical element, is prominent 
in the foreground of this view. Leading to the North, a strong 
visual and physical connection is made through the large plaza 
space, amphitheater lawn and Cornerstone Park. Hardscape 
materials in the foreground reflect those that make the entire 
space feel pedestrian focused, although vehicles will still utilize 
parking lots and access drives. 

The plaza adjacent to City Hall on the east side accomplishes 
several goals. It extends the public spaces recommended 
behind City Hall to the edge of Main Street and creates visibility 
for the entire system of spaces. A proposed ADA accessible 
parallel parking stall on Main Street, directly in front of this 
plaza, eases access into City Hall because the handicap 
accessible ramp is accessed from this corner of the building. 
This stall should be implemented early in project phasing. 
The vertical monument is an excellent opportunity to speak 
to the history of Gardner through informational and artistic 
components.  

Located between two parking areas, and along the axis that 
connects all of the public spaces together, is a small pedestrian 
plaza with stormwater retention gardens and a covered   
seating / events area. The surrounding parking areas are 
recommended to be at the same elevation as the small plaza 
with the intent that events of varying sizes can be hosted here 
and extend as far as they need to while also accommodating all 
ranges of accessibility. 
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Figure 4.09 - Hardscape areas designed for small and large gatherings / festivals

Figure 4.08 - Amphitheater Lawn (looking north) to be used as flexible open space

Figure 4.10 - Aerial view of Botanical Garden, Amphitheater Lawn, Event Space and new residential development, north of Shawnee Street
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Looking north from Shawnee Street, this view depicts the 
botanical garden in the foreground, which envelopes the 
amphitheater space and lawn. This garden could be a native 
exploration garden that retains stormwater runoff and therefore 
acts as an educational and sustainable amenity. Mounding on 
the ground plane provides clear sight lines for events, and the 
botanical garden, with its meandering paths, creates a nice 
buffer between the street and residential units from the more 
active lawn space. Removable bollards across Shawnee Street 
are recommended for larger events making City Hall Plaza and 
the Civic Green one large public space. 

This view shows a close-up view of the amphitheater lawn 
and adjacent hardscape plaza space. Large curved seat walls 
provide seating while also allowing the space to be flexible. 
It is intended that turf and hardscaped areas function as one 
space when larger events require that amount of space but that 
these spaces can also function separately for smaller events or 
day-to-day passive recreation. The nearby residential units will 
have prime viewing of these green spaces which will add to 
their market appeal. 

Looking south down one of the two main pedestrian 
paths, hardscape areas behind the amphitheater lawn and 
performance venue provide opportunities for large and small 
gatherings. Overhead shade structures help protect visitors 
from direct sunlight. The seating area to the right in this view 
is directly behind Blazer’s restaurant and could serve as a 
convenient and pleasant outdoor patio for diners. 
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Figure 4.12 - Cornerstone Park Lawn designed as a flexible multi-use space

Figure 4.11 - Playground and interactive water feature in Cornerstone Park

Figure 4.13 - Birds-eye view of Cornerstone Park (Looking southwest)
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Cornerstone Park is an important public space in Gardner but 
could be improved to maximize its full potential. In this view, 
the improvements can be seen. The existing playground is 
recommended to be modernized; park pavilions remain with 
some minor updates. The biggest change is a proposed multi-
purpose community building that overlooks a park lawn. These 
two elements are intended to be very flexible and be utilized for 
events of varying sizes throughout the entire year. An interactive 
water feature, located in the middle of the Park and at the end 
of the axial connection with City Hall, becomes another iconic 
and playful element in Gardner. Parking capacity at the adjacent 
Aquatic Center can be used for events in Cornerstone Park and/
or shuttles can be utilized from farther locations depending on 
event sizes. Coordination will be needed to make the necessary 
agreements.  

Viewed up close, the improved playground and interactive 
water feature together will create a place where children and 
families will want to spend time and hang out, which in turn 
will activate the entire park space. Walking paths also allow for 
leisurely exercising and other passive activities. 

A prominent feature of the redesigned Cornerstone Park is the 
proposed Multi-Purpose Community Building. Designed to be 
versatile, community events of all sizes can take place here. 
Garage doors on the facade allow for events to spill over into 
the park lawn if necessary. This facility would be a great asset 
to Gardner and provide regular activation to Cornerstone Park.

AMPHITHEATER LAWN
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STREETSCAPE - DESIGN FRAMEWORK

During the 2018 Gardner Main Street Corridor Plan, it was established 
that community members preferred a more traditional aesthetic when 
it came to streetscape elements. It was agreed upon that a traditional 
theme would fit nicely with the character of Downtown. 

For the purposes of this study, we further developed design concepts 
for the streetscapes and a ‘kit of parts’ for streetscape elements based 
off the original feedback given in 2018.

More information on the initial concepts can be found in the Appendix.

In order to develop a design strategy for the streetscapes in Downtown 
Gardner, the streets were classified into three different categories; 
Primary, Secondary and Tertiary. 

Primary Streets typically have the most traffic, commercial and civic 
activity associated with them. Main Street was the historic route 
through Gardner and is still a major east/west arterial in its current 
status as State Highway 56. Street trees along Main Street relate to 

WASHINGTON STREET

Figure 4.14 - Streetscape categories in Downtown Gardner

4.2  DOWNTOWN STREETSCAPES - FINAL CONCEPT
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the spacing of the parallel parking stalls and are placed every 40’. Elm 
Street is also classified as a Primary Street because together with Main 
Street, it forms the 4-corners of the Downtown District. Street trees 
along Elm Street are spaced every 25’. Additionally, Elm has many 
small businesses along it and connects important assets such as the 
Johnson County Fairgrounds, Johnson County Library, and Gardner 
Elementary School.

Secondary Streets are important connectors within the Downtown 
District and form the basic street grid pattern. Secondary Streets 
function to circulate vehicular and pedestrian activity throughout 
the Downtown District but always in relation to the Primary Streets. 
Street tree spacing varies on secondary streets as they relate to the 
configuration of the on-street parking (parallel vs. angled).

Tertiary Streets typically have less activity and traffic and in the context 
of Gardner, are primarily made of residential land uses. Street tree 
spacing along Tertiary Streets is recommended to be 50’. 

See Figure 4.14 to see the streetscape classifications. 
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STREETSCAPE - SECTIONS 

This hierarchy of streets is important when considering streetscape 
improvements. Not all streets can receive the same level of investment, 
nor should they. Streetscape improvements include paving materials, 
bench seating, landscaping, etc. Because of their higher use 
and prominence, Primary Streets will receive the highest level of 
investment, followed by Secondary Streets and Tertiary Streets. 

 

For this study, the streetscape categories indicate the following 
streetscape elements:

Primary Streets

Street Trees
Decorative Pedestrian Lighting
Site Furnishings (bench seating, trash receptacle, bike rack, etc.)
Decorative Pavement
Wayfinding Signage
Light Pole Banners
Festival Lighting
Gateway Markers

Secondary Streets

Street Trees
Minimal Site Furnishings (bench seating, trash receptacle, etc.)
Minimal Enhanced Landscape

Tertiary Streets

Street Trees
Minimal Enhanced Landscape

Figure 4.15 illustrates conceptual streetscape elements for Downtown 
Gardner. Not all elements listed above are depicted such as decorative
pavement and festival lighting. The design of these elements can 
vary greatly and will need to be a considered before implementation.

Figure 4.15 - Conceptual Downtown streetscape elements
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STREETSCAPE - SECTIONS

Figures 4.16 - 4.19 illustrate the typical roadway section for each of 
the street categories: Primary, Secondary and Tertiary. Sections are 
depicted for both Main and Elm Streets because they have a very 
different feel from one another even though they are both categorized 
as Primary Streets. 

The recommended conditions for Main Street (Figure 4.16) are a direct 
result from the work done in the 2018 Main Street Corridor Plan. 
Curb locations and four travel lanes remain to accommodate high 
levels of car and truck traffic, but lanes are reduced from 12’ to 11’ to 
encourage slower speeds and allow for a center median. The median, 
with brick pavers and limestone blocks, serves to slow traffic and 
enhance the overall streetscape of the Downtown core. 10’ parallel 
parking lanes are maintained but now include the 1.5’ gutter, which 
previously was not the case. The ample sidewalks remain unchanged 
in size but are recommended to have an amenity zone within its 
footprint. The amenity zone should contain street trees, furnishings, 
wayfinding signage and pedestrian lighting. Decorative pavers 
throughout Main Street will enhance the character of the street and 
make an enjoyable pedestrian experience. 

Elm Street is smaller scale and more pedestrian focused than Main 
Street (Figure 4.17). Travel lanes on Elm are reduced to 11’ and 
diagonal parking is increased by 2’ on each side. This realignment 
allows an increase in sidewalk width on both sides of the street. 
Paving patterns and materials carry over from Main Street with street 
trees and pedestrian lighting in the amenity zone providing comfort to 
pedestrians. Because of spatial limitations, not as many streetscape 
elements can be accommodated but where possible, amenities should 
be included. 

Shawnee Street is a Secondary Street and Figure 4.18 illustrates the 
general character. Lane widths of 14’ work within the existing curb line 
and diagonal parking is located on the North side of the road. As shown 
in the distance, a road table allows easy pedestrian access across 
Shawnee Street and encourages motorists to slow down. Streetscape 
elements include street trees, minimal site furnishings and minimal 
enhanced landscape features within the amenity zone. 

Figure 4.19 shows a section of Sycamore Street, which represents 
a Tertiary Street. Most existing conditions would remain for this 
category. Street trees should be added at regular intervals and minimal 
enhanced landscape elements, such as small beds of grasses or 
perennials near intersections, should be added where possible. On-
street parking will remain unchanged. 

Street trees are recommended to be deciduous and columnar in form 
with hardy perennial foundational plantings where applicable. Plants 
should reflect a mixture of colors for seasonal interest. Plants should 
have reduced heights near intersections to keep sight lines intact. Final 
plant spacings and selection will be defined during the design process. 

Collectively, the categories of streetscape design establish a hierarchy 
of design in Downtown Gardner and convey to visitors and residents 
that Main and Elm represent the heart of the City while also enhancing 
all streets to be a safe and comfortable pedestrian experience. Figure 4.19 - Section, looking north, on Sycamore Street

Figure 4.18 - Section, looking east, on Shawnee Street

Figure 4.17 - Section, looking north, on Elm Street

Figure 4.16 - Section, looking west, on Main Street
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The cornerstone of Gardner’s streetscape is the Main Street and 
Elm Street intersection. As the historic center of Gardner, this 
intersection represents the heart of the City. The recommended 
streetscape improvements are clearly visible in this aerial view. 
Brick paver details create a warm and inviting environment for 
pedestrians, while the amenity zone and the curbed bump-out 
areas soften the entire streetscape with planting beds.

Figure 4.22 - Streetscape improvements along Main Street; proposed ADA parking stall

Figure 4.21 - Eye-level view of Main Street streetscape with enhanced features

Figure 4.20 - Birds-eye view of Main and Elm intersection showing streetscape redesign
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STREETSCAPE - FINAL CONCEPT

Creating refuge moments for pedestrians along the streetscape 
was an important consideration in this design. An amenity zone 
along the curb line provides space for streetscape elements 
such as pedestrian lighting, seating, wayfinding signage 
and other site furnishings. Additionally, bump-outs at the 
intersections offer more space for landscape beds, gateway 
markers and bench seating while also acting as a traffic 
calming element. 

Looking east on Main Street, the proposed ADA van accessible 
stall can be seen in the foreground, adjacent to the pedestrian 
plaza and vertical monument. Paving details can be seen in this 
view with brick banding creating a nice rhythm on the ground 
plane and giving the streetscape a warm touch.
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Figure 4.24 - Mobility hub at Center and Park

A major impetus for this study was to develop a concept for a 
mobility hub in Downtown Gardner. Communities continue to realize 
the importance of easy access to public transportation, and it is the 
intent of developing a mobility hub in the Downtown core that public 
transportation will be even more accessible and dependable for more 
members of the community. 

Following extensive coordination with the KCATA, the mobility hub is 
planned on Park Street at the corner of Center Street. RideKC buses 
will travel west along Main Street (Highway 56) and turn South on 
Sycamore Street. From there, the buses will turn right (west) on Park 
Street. 

After stopping at the mobility hub, the buses will turn north on Center 
Street and finally back east on Main Street towards Interstate 35 
and Kansas City. This route will offer streamlined service and will not 
greatly impact day-to-day vehicular traffic.

The mobility hub itself is proposed to include a covered shelter for 
bus patrons to be protected from the elements. The shelter includes 
an electronic messaging board to alert riders of the bus schedule and 
provides the opportunity for advertising and wayfinding elements as 
well. Adjacent to the bus shelter, racks for bicycles (personal bicycles 
and bike share) as well as scooter shares will make this mobility hub 
work for several different modes of transportation and users of all 
ages. If desired, this location can also function as a formal ride sharing 
pick-up and drop off location for all of Downtown Gardner. 

MOBILITY HUB

Figure 4.23 - Proposed Mobility Hub location and bus route

4.3  MOBILITY HUB
BIKE BOULEVARDS
Based on the final recommendations of the Gardner Main Street 
Corridor Plan, bike boulevards should be added to Washington, 
Shawnee, Elm, Sycamore and Warren Street. Bike boulevards are 
preferred bicycle routes that parallel major arterial roads to ensure 
safer travel conditions for cyclists. This type of facility requires minimal 
street markings and signage. The implementation of the boulevards 
to the applicable streets is included in the anticipated streetscape 
improvements and the costs are reflected in the final streetscape 
costs, found in the Implementation chapter of this report. 

NORTH

PROPOSED BUS ROUTE
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The location and availability of parking is an important factor in the 
success of Downtown Gardner as a walkable and sustainable place. 
The location of parking has been identified as a concern through various 
public involvement efforts. The proposed solution strives to maintain 
existing parking and, possibly increase parking, but this is dependent 
on final redevelopment solutions in the future. The location and number 
of accessible stalls was of particular concern and analysis. Regulations 
established in the Americans with Disabilities Act (ADA) require that those 
with disabilities have equitable access to their destinations. In particular, 
Section X02.6.1 of the ADA regulations require a minimum number, 
location, and slope of accessible spaces. The Walk & Roll inventory 
conducted through this planning effort further examined the location and 
access to existing ADA stalls in the Downtown study area. 

Several of the parking related items noted in the Walk & Roll inventory 
process included:

• Lack of on-street ADA parking spaces.

• Proximity of on-street ADA parking spaces to business   
 entrances.

• Non-compliant cross-slope and quality of ADA stall pavement 
 (Elm St).

• Lack of 36” of clear path from ADA stall surface to   
 sidewalk.

Note that these findings were further validated and found to   
be important factors in ADA regulations.

Parking in Downtown Gardner can be public (such as the stalls behind 
City Hall) or private (Blazers Restaurant parking lot). Both private and 
public ADA parking must be considered in order for the Downtown area 
to provide equitable parking and access. While Gardner has an existing 
planning process for the review of new developments to include plans 
for ADA stalls, guidance for the placement of on-street ADA parking on 
existing streets is less clear. 

On-street parking is a valued public parking resource for those 
traveling into the Downtown area by car as it often provides priority 
access to a storefront. A review of existing regulations as pertaining to 
on-street parking revealed the following as important considerations 
when determining the type and placement of ADA stalls:

• 1 van stall needed for every 6 standard accessible spaces.

• 100 or more parking spaces require 1 van / 3 standard stalls.

• Slope should not exceed 1:48 in any direction.

• On-Street ADA van stalls are possible – 5’ of clearance   
 on the passenger side and 5’ aisle needed.

Additionally, where on-street parking is provided, a required minimum 
number of accessible on-street parking spaces is defined by the 
project or project area and in accordance with ADAAG Section 208.2 
(see table). Note that stalls need to be dispersed throughout the project 
area and provide equal access. The project area defines the number 
of stalls and if equal or greater access is provided, minimums can be 
calculated within the project area extending into adjacent parking lots 
or other streets.

Figure 4.26 - Minimum number of accessible parking spacesFigure 4.25 - Regional location of Gardner, Kansas

PARKING 
FACILITY TOTAL

MINIMUM NUMBER OF ACCESSIBLE SPACES

STANDARD VAN* TOTAL (STANDARD + VAN)

1-25 0 1 1

26-50 1 1 2

51-75 2 1 3

76-100 3 1 4

101-150 4 1 5

151-200 5 1 6

201-300 5 2 7

301-400 6 2 8

401-500 7 2 9

551-600 9 2 11**

601-650 10 2 12**

651-700 10 3 13**

701-750 11 3 14**

751-800 12 3 15**

801-850 13 3 16**

851-900 14 3 17**

901-950 15 3 18**

951-1000 15 4 19**

1001-1100 16 4 20**

1101-1200 17 4 21***

1201-1300 18 4 22***

1301-1400 19 4 23***

1401-1500 20 4 24***

1501-1600 20 5 25***

1601-1700 21 5 26***

1701-1800 22 5 27***

1801-1900 23 5 28***

1901-2000 24 5 29***

2001 and over 25 5 30***

4.4  ADA FACILITIES / PARKING

* at least 1 of every 6 accessible spaces or fraction of 6
** 501 - 1000: 2% of total
*** 1001 and over: 20 + 1 for each 100 or fraction thereof over 1000
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Figure 4.27 - Required standard and van ADA accessible stalls for streets and parking lots in Downtown Gardner

A planning overlay was developed to illustrate the quantity and type of 
ADA stalls needed to provide equal access for those who utilize parking 
in the Downtown Gardner. Figure 4.27 displays the total number of 
standard and van stalls recommended for each block.

Numbers represent the final count of stalls needed per segment. Note 
that project areas can be combined to alter the minimum number of 
parking spaces, but only if equal access is provided. “Project Area” was 
defined as any segment of on-street parking between intersections and 
any additional parking lot in the proposed plan.

Figure 4.28 shows an ADA approved design to provide standard or van 
stalls in an on-street scenario. This would provide easier access to the 
front of City Hall – currently the only ADA accessible entrance. KDOT 
wouldn’t view this proposed ADA stall differently than the parking that 
is currently along Main Street. 

Figure 4.28 - On-Street ADA approved Van accessible stall

NORTH
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5 IMPLEMENTATION
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5.1  IMPLEMENTATION OPTIONS

CORNERSTONE PARK: $4.2M - $4.7M

CIVIC GREEN: 
$1.4M - $1.6M

CITY HALL PLAZA: 
$3.0M - $3.5M

PUBLIC SPACES

CORNERSTONE PARK

1A. Multi-Purpose Community Building

Approximately 3,400 SF, The size of the multi-purpose   
community building can vary to accommodate final program.

1B. Park Improvements

Pathway realignment, revamped inclusive playground,   
interactive water feature, enhanced landscape, park pavilions.

CIVC GREEN

2A. Property Acquisition

Area TBD.

2B. Park Construction

Pathway construction, amphitheater performance structure,   
overhead trellises, hardscape plazas, botanical gardens,   
site furnishings.

CITY HALL PLAZA

3A. Property Acquisition

Area TBD.

3B. Plaza Construction

Parking lot construction, green infrastructure, hardscape plazas,  
enhanced landscaping, site furnishings.

3C. Public Market Shed

1

2

3
Figure 5.01 - Public Spaces estimated costs

The following section outlines the projects that comprise the Gardner 
Destination Downtown vision and details the primary components 
of each project and the cost associated with those improvements. 
Also shown are potential funding sources and participating entities 
responsible for implementing the improvements. A more detailed 
matrix for the public spaces and streetscape improvements can be 
found on the following pages.

Figure 5.02 - Proposed City Hall Plaza, looking south
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PUBLIC SPACES

PROJECT EST COST* POTENTIAL FUNDING 
SOURCES**

PARTICIPANTS

CORNERSTONE PARK

1A Multi-Purpose Community Building $1.7 - $2.0 M City or Private

1B Park Improvements $2.5 - $2.7 M ED, AARP City

CIVIC GREEN

2A Property Acquisition TBD Public / Private Partnership

2B Park Construction $1.4 - $1.6 M ED City or Public / Private Partnership

CITY HALL PLAZA

3A Property Acquisition TBD City or Public / Private Partnership

3B Plaza Construction $2.2 - $2.6 M ED City / JoCo Library

3C Public Market Shed $850K - $1.1 M ED City

Figure 5.03 - Public Spaces Implementation Matrix

*Estimated costs are based on 2019 values and should be updated routinely to account for inflation and other economic factors. 

** For definitions of potential funding sources, see Figure 5.04, below. 

IMPLEMENTATION KEY

TA Transportation Alternatives:
Transportation Enhancement

Construction, planning, and design of on-road and 
off-road trail facilities for pedestrians, bicyclists, 
including sidewalks, bicycle infrastructure, 
pedestrian and bicycle signals. 

80% Federal / 20% Local (20% minimum)

ED Economic Development Funds transportation improvements to recruit 
new businesses and encourage growth of existing 
businesses.

25% minimum local match preferred

AM Access Management Promotes safe, efficient traffic flow on the Kansas 
State Highway system while allowing for reasonable 
access to adjacent properties. This program includes 
access planning and construction components.

Access Planning - 33.3% minimum local 
match prefered.

Construction Program - Construction phase 
of selected projects at 100%, up to a 
maximum of $2,000,000. Other associated 
costs are not eligible for reimbursement.

CCLIP City Connecting Link Improvement 
Program - Surface Preservation

Intended to address deficiencies in or extend the life 
of the driving surface. 

Minimum local match 0 - 25% depending 
on the size of the City.

Maximum state share for Surface 
Preservation: $300,000.

Figure 5.04 - Implementation matrix key terms
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 CENTER STREET

 6A. Street improvements (Washington to Main). Improved   
 sidewalks and installation of Secondary Street streetscape   
 elements. Installation of off-street bike facility.

 6B. Street improvements (Main to Warren). Improved   
 sidewalks and installation of Secondary Street streetscape   
 elements. Installation of off-street bike facility.

 WARREN STREET

 Street improvements (Center to Sycamore). Improved sidewalks  
 and installation of Tertiary Street streetscape elements.   
 Application of bike boulevard street markings and signage. 

 SYCAMORE STREET

 8A. Street improvements (Shawnee to Main). Improved   
 sidewalks and installation of Tertiary Street streetscape   
 elements. Application of bike boulevard street markings and   
 signage. On-street parking will remain unchanged. 

 8B. Street improvements (Main to Warren). Improved   
 sidewalks and installation of Tertiary Street streetscape   
 elements. Application of bike boulevard street markings and   
 signage. On-street parking will remain unchanged.

 BLOCK IMPROVEMENTS (SOUTH OF MAIN ST.)

 9A. Parking lot consolidation improvements.

 MAIN STREET 

 Street improvements (Center to Sycamore). Where necessary,  
 Main Street is recommended to be reconstructed and raised to  
 alleviate ADA accessibility issues into Main Street businesses  
 and address current sidewalk / ramp conditions that do not   
 meet ADA standards. 

 *Installation of Primary Street streetscape elements.

 Installation of center median.

 Construction of vertical monument east of City Hall.

  ELM STREET

 2A. Street improvements (Washington to Main). Where   
 necessary, Elm Street is recommended to be reconstructed and  
 raised to alleviate ADA accessibility issues where possible.

 Reconfigure widths of driving lanes, diagonal parking and   
 sidewalks. Application of bike boulevard street markings and   
 signage.

 Installation of Primary Street streetscape elements.

 2B. Street Improvements (Main to Warren). Improved sidewalks  
 and installation of Primary Street streetscape elements.   
 Application of bike boulevard street markings and signage. 

 PARK STREET

 3A. Mobility Hub. 

 3B. Street improvements (Center to Elm). Improved sidewalks  
 and installation of Secondary Street streetscape elements.

 3C. Street improvements (Elm to Sycamore). Improved   
 sidewalks and installation of Secondary Street streetscape   
 elements.

 SHAWNEE STREET

 4A. Street improvements (Center to Elm). Improved sidewalks  
 and installation of Secondary Street streetscape elements.   
 Installation of road tables at pedestrian crossings. Additional   
 diagonal parking spaces along north side of street. Application  
 of bike boulevard street markings and signage. 

 4B. Street improvements (Elm to Sycamore). Improved   
 sidewalks and installation of Secondary Street streetscape   
 elements. Application of bike boulevard street markings and   
 signage. 

 WASHINGTON STREET 

 Street improvements (Center to Sycamore). Improved sidewalks  
 and installation of Secondary Street streetscape elements.   
 Installation of road tables at pedestrian crossings. Additional   
 diagonal parking spaces along south side of street. Application  
 of bike boulevard street markings and signage. 

Figure 5.05 - Streetscapes estimated costs
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STREETSCAPES

PROJECT EST COST* POTENTIAL FUNDING SOURCES PARTICIPANTS

PRIMARY STREET

1 Main Street Improvements (Center to Sycamore) $6.0 - $6.5M AM, CCLIP City / KDOT

2A Elm Street Improvements (Washington to Main) $600 - $630K TA City

2B Elm Street Improvements (Main to Warren) $580 - $620K TA City

SECONDARY STREET

3A Park Street Mobility Hub $110 - $170K City / KCATA

3B Park Street Improvements (Center to Elm) $330 - $360K City

3C Park Street Improvements (Elm to Sycamore) $330 - $380K City

4A Shawnee Street Improvements (Center to Elm) $1.1 - $1.3M TA City

4B Shawnee Street Improvements (Elm to Sycamore) $300 - $400K TA City

5 Washington Street Improvements (Center to Elm) $800 - $900K TA City

6A Center Street Improvements (Main to Washington) $270 - $310K TA City

6B Center Street Improvements (Main to Warren) $180 - $210K City

TERTIARY STREET

7 Warren Street Improvements (Center to Sycamore) $490 - $515K TA City

8A Sycamore Street Improvements (Main to Shawnee) $140 - $160K TA City

8B Sycamore Street Improvements (Main to Warren) $260 - $280K TA City

9A Block Improvements (Parking lot improvements) $650 - $750K Public / Private 
Partnership

Figure 5.06 - Streetscapes implementation matrix

*Estimated costs are based on 2019 values and should be updated routinely to account for inflation and other economic factors. 

** For definitions of potential funding sources, see Figure 5.04, on Page 38.
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The Gardner Destination Downtown vision encompasses much of the 
Downtown core and has many exciting components that will transform 
the community. However, because of municipal financial realities, 
limited funding opportunities, property acquisitions, and the need for 
public / private partnerships, the overall vision will likely not occur 
simultaneously. Although the completed improvements are designed 
and will function as a holistic and interrelated environment, it is 
unlikely that the entire project could be funded and built all at once.  
Several factors will drive future decisions about how the plan can 
be implemented in phases over a period of time with varied funding 
sources.  This plan will serve as the blueprint for construction even if 
staff or elected officials change over time. Implementation will require 
strategies for four key factors:

• Consistency of Leadership
• Funding
• Partnerships 
• Phasing

CONSISTENCY OF LEADERSHIP

The key components of the final recommended plan are designed 
so that parts of the project can be completed no matter what order 
may be the most beneficial for the City when available funding or 
partnership opportunities arrive.  A designated staff member or 
department has to be responsible for keeping track of everything and 
the City must be ready to act decisively when opportunities arise.

The City of Gardner and the appropriate staff or department need to 
direct the implementation of the plan and/or its elements, including 
the coordination of various funding sources and the partnership 
relations with the surrounding property owners, many of whom are 
other governmental entities or not for profit organizations with different 
decision-making processes.

FUNDING

Besides standard funding options through the City’s Capital 
Improvements Plan or established Community Improvement Districts, 
some creative funding strategies might be possible. For instance, if a 
local health care facility promotes quality of life and preventive health 
programs, they may be interested in the public park space or in adding 
fitness equipment throughout the spaces, etc. Since the Johnson 
County Fair Board needs to make facility improvements, perhaps the 
County would consider a one-time investment to help fund the Elm 
Street improvements along with a new gateway to the Fairgrounds, 
or any county-oriented space for satellite services that might provide 
an advantage for their operations. AARP grants or Safe Walk to School 
grants could be explored for the ADA accessibility improvements, 
streets, sidewalks, etc.

PARTNERSHIPS

There are multiple stakeholders and various property owners besides 
the City that have all participated in this community planning process. 
There have been numerous individual meetings with surrounding 
property owners to identify and work through their varying concerns 
and to develop positive ongoing communications regarding the plan, its

5.2  IMPLEMENTATION STRATEGY progress and the implementation issues.  Partners have included the 
Johnson County Fair Board, the Johnson County Library, the Gardner 
School District, First Presbyterian Church, the owners of Blazer’s 
restaurant, KCATA, the Central Bank of the Midwest and potential 
developers.

Partnership Agreements with these key property owners should be 
developed by the City regarding public use of or acquisition of property. 
Options might include:

• Long term leases
• Use of public easements
• Acquisition of property
• Memorandum of Understanding
• Agreements on days/weeks/ months set aside for regular or  
 special uses and activities needed by the partner.
• Maintenance Agreements
• Notification of closed streets, temporary parking measures,  
 signage, etc. for special events

Being alert for special partnership opportunities with other Gardner 
Institutions, organizations and the private sector that can benefit 
multiple entities will be important for Gardner to capitalize on to bring 
the full plan into fruition.

PHASING

In order to provide city leaders with direction on community priorities 
for implementation, the Steering and Implementation Committee 
participated in a scenario building workshop. These four scenarios 
offered alternative realities that could affect the City’s decision on how 
and when to proceed with certain projects. The results of this workshop 
can be found at the end of this section.

It is unlikely that the phasing of the project will happen in a 
linear manner, so the City should be prepared to act on whatever 
opportunities arise first.  The components of the plan break the project 
into feasible sections that can help with identification of the amenities 
that are attractive to certain funding options and can be constructed 
separately, if necessary.  The plan can be used as marketing to solicit 
outside funding.  The City can also identify the components that 
will require public funds and develop a strategy for funding those 
components through the existing budgeting process, the Capital 
Improvements Plan or other means.

Figure 5.07 - Implementation scenario building workshop
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The City receives a grant that, along with available city investment, will fund a portion of the streetscape and 
intersection improvements within the Downtown plan project area.

The Parks and Recreation Master Plan is concluded, and the City determines that making improvements to 
Cornerstone Park should the first visible outcome of the plan. Unfortunately, the available funding that has been 
identified will only cover the cost to either build “Cornerstone Hall” OR the other proposed park improvements.

The City concludes the space study for City Hall. The study prioritizes improvements, including changes to exterior 
accessibility and parking that are consistent with the vision for new public spaces adjacent to City Hall. Additionally, 
the Gardner Library has embraced the idea of improvements to their parking lot as consistent with the plan and has 
agreed to partner in implementation. However, a plan for relocating the group home to a new facility has not yet been 
defined. 

• Make big moves first - focus on Main and Elm intersection so that people can see beneficial change and become engaged.

• ADA accessible stall in front of City Hall is important - could be western extents of initial investment area (accessibility is hardest in 
front of City Hall).

• Extend the street / streetscape improvement project out from Main and Elm intersection a 1/2 block in each direction to incorporate 
ADA improvements.

• Iconic vertical element would be great to include in initial investment.
• 2nd phase idea - continue north on Elm and do all of Washington Street.

• Proposed building would be exciting and a great new feature for Cornerstone Park and Parks Department. We could have numerous 
events from birthdays, senior events, etc.

• What adds the most value to the park - events (once or twice a week) vs everyday community use.

• Adding a new building provides event space, however, if we don’t have funds for the park where would people congregate outside 
during events? Makes sense to update the park amenities first and add the building second.

• The community impact would be amazing with a truly inclusive playground and fountain area for families and kids.
• Playground needs to be a destination feature to draw the community Downtown and have a great synergy with the Aquatics Center.
• The Elementary School has a special needs program and would use and appreciate an inclusive destination playground.

• Everyday community impact of site improvements (playground, open space and fountain) far outweigh the weekend events in the 
proposed building.

• All Cornerstone improvements (park and building) must be done right with appropriate funds to accomplish that goal.

• Work harder to relocate group home... don’t wait.
• ADA parking at City Hall is great.
• Area that is public control, need to act on this as soon as possible (1st domino).
• Focus on ground level improvements between group home and library - market can be in the future.
• Seek external sponsors and partners whos missions fit the goals of this plan.

1SCENARIO

2SCENARIO

3SCENARIO

A developer has approached the City with a vision to implement a new mixed-use development starting at the 
northeast corner of Main Street and Center Street and continuing north to Blazer’s property. They have a plan to 
relocate the group home to a new facility as part of this development. Moving forward with their new development is 
contingent upon the City making significant investments in the proposed public space and amenities. 

• This would be a good catalyst to get support for the public improvements around it.
• Work with developer to relocate the group home to a better location / facility.
• Like the mixed-use idea - would it also be possible for retail shops to have access onto the park as well as the streets?
• Explore CID, TIF, other special district possibilities to help pay for improvements.
• Is it possible to use a Downtown Impact District tool to capture revenue for a period of time where any improvement Downtown (not 

just here) would pay a percent into a fund that helps pay for the park improvements?
• Build the market structure first because the City owns most of the property already.
• Get something done in Cornerstone Park area right away (at least part of it).
• Maybe we should consider charging for parking for certain events that generates a large attendance (help to raise revenue).

4SCENARIO

IMPLEMENTATION SCENARIO WORKSHOP SUMMARY
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         INCREMENTAL CHANGE

In this concept, the least amount of land was available for development 
between Washington Street and Shawnee Street. A linear garden 
and walkway along the west side of the existing open space serves 
as a connector between Cornerstone Park and the area behind City 
Hall. Cornerstone Park sees an extensive redesign while keeping the 
successful features such as the playground, shelters and mature trees. 
The area behind City Hall transforms into a flexible open green space 
that can serve as a venue for festival or musical performances. Also 
nearby is a permanent farmers market facility and plaza area. 

         SPINE

The goal of the spine concept was to facilitate a visual and physical 
connection between Main Street and Cornerstone Park through a series 
of civic gathering spaces. The parking and entrance road immediately 
to the east of City Hall is removed and a pedestrian plaza featuring an 
iconic vertical element would bring the overall design to the forefront 
of the Main Street Corridor. Heading north, a Public Market is directly 
behind City Hall, and when not being used, the parking located here 
would fulfill the needs of city employees and residents alike. To the 
north of Shawnee Street, the spine leads into a larger open green 
space and amphitheater venue. Buffered by a botanical garden and 
plaza seating areas, this space is meant for festivals and concerts and 
varying sizes. Similar to the first concept, the Spine also proposed 
improvements to Cornerstone Park that seek to enhance this already 
established asset in the community. New residential townhome units 
along Center Street and mixed-use buildings at the corner of Center 
and Main and along the south side of Main Street also look to bring 
new residential and commercial development to Downtown Gardner.

         PROMENADE 

The Promenade achieves many of the same goals as the Spine but in 
a slightly different way. Leading directly out the north door of City Hall, 
a path extends to Cornerstone Park and ties all three spaces together. 
Along that path are a farmer’s market, amphitheater and event 
lawn, nature playground, and finally a revitalized Cornerstone Park. 
Residential and mixed-use developments, very similar to the Spine, 
remain along Center and Main Street. 
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PUBLIC SPACES - ENGAGEMENT RESULTS

These three initial concepts were shared at a public meeting and 
attendees were asked to review and form an opinion on what they 
were observing. They were given a series of dots of varying colors and 
those dots represented the following:

The vote totals to the left reflect a combination of both the public 
feedback and Steering Committee input. Overall the public favored 
Concept 1, Incremental Change, while the Steering Committee agreed 
upon Concept 3, the Promenade. 

The element that received the most positive feedback was the idea of 
a permanent farmers market structure. Currently, the Gardner Farmers 
Market meets on a gravel lot owned by the Johnson County Fair which 
is not very prominent within the context of the Downtown area. Having 
a permanent structure would help establish a more vibrant merchant 
and customer base. The public and steering committee agreed that the 
area immediately behind City Hall would be an ideal location for the 
market to establish itself. 

Additionally, the idea of proposing residential development along Center 
Street received positive feedback as it would add population to the 
center of the City and provide a buffer between the public green space 
and its associated activity with the nearby residential neighborhoods 
on the west side of Center Street.

Other elements that were well received included the multi-use 
community building, public amphitheater space, mixed-use 
development and play features. 

Often during a public process such as this, not all sides agree on one 
concept as was the case for this project. It was the mission of the 
planning team to hear and process all the feedback given and produce 
a vision that satisfies as many opinions as possible. 
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STREETSCAPE - INITIAL CONCEPTS

During the 2018 Gardner Main Street Corridor study, it was established 
that community members preferred a more traditional aesthetic when 
it came to streetscape elements. It was agreed upon that a traditional 
study would fit nicely with the character of Downtown. 

For the purposes of this study, we further developed design concepts 
for the streetscapes and a ‘kit of parts’ for streetscape elements based 
off the original feedback given in 2018.

The first step in developing those concepts further, we asked Steering 
Committee members to pick a theme they thought best represented 
Gardner. The themes were ‘Prairie Trails’ and ‘Wings and Fins’, both of 
which represent a physical, natural or historical component that makes 
Gardner unique. 

Overwhelmingly, the Steering Committee selected ‘Prairie Trails’ as the 
preferred theme. The general consensus was that Gardner’s location on 
the fringe of the Flint Hills and along the historic westward expansion 
trails was a story that needed to be told. 

Figure VII - ‘Prairie Trails’ character images Figure IX - ‘Wings and Fins’ character images

Figure VIII - Traditional streetscape character image
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TOWN SQUARE

The Town Square concept uses 
many of the same materials that 
are found in the Downtown Gardner 
such as brick and limestone to create 
a comfortable and familiar feel for 
pedestrians and vehicles alike. Curb 
bump outs allow for landscape 
beds, gateway markers and seating 
opportunities. Within the proposed 
median, small limestone blocks 
provide additional visual interest and 
speak to the natural elements of 
Kansas. This concept was selected as 
the preferred approach.

SOFTENED CORNERS

A more contemporary approach, 
the Softened Corners concept, 
speaks to Gardner’s more recent 
history of aerodynamics and modern 
transportation networks. A softer 
color palette and rounded hardscape 
features give this concept a much 
more fluid character. This language 
is also embodied in the seating 
elements, landscape beds and 
pedestrian lighting.

RADIATING SPACES

The Radiating Spaces concept seeks 
to unify the entire Main and Elm 
Intersection with a dynamic system 
of paving patterns and landscape 
features. This concept plays off the 
idea that this intersection is the 
historic and contemporary center 
of Gardner and the rest of the City 
radiates out from this location. 
Seat walls of varying sizes, as well 
as benches, provide ample places 
for gathering outside Downtown 
businesses.

Figure X - ‘Town Square’ streetscape design concept

Figure XI - ‘Softened Corners’ streetscape design concept

Figure XII - ‘Radiating Spaces’ streetscape design concept
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Figure XIII - Plan of proposed public space and streetscape improvements in Downtown Gardner
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Figure XIV - Plan view of proposed public spaces in Downtown Gardner
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Figure XV - Parking Inventory. Streets and lots not called out on this plan, indicate no changes in quantity of parking stalls.
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AMENDMENTS TO THE COMPREHENSIVE PLAN FOR THE CITY OF GARDNER, KANSAS, 
AMENDING THE COVER PAGE, CHAPTER 1 INTRODUCTION, CHAPTER 3 PUBLIC 

PARTICIPATION, CHAPTER 4 VISION, GOALS & OBJECTIVES, CHAPTER 5 LAND USE & 
DEVELOPMENT, CHAPTER 9 IMAGE & IDENTITY, CHAPTER 10 SUSTAINABILITY 

FRAMEWORK, AND CHAPTER 11 IMPLEMENTATION AND ADOPTING BY REFERENCE 
THE GARDNER DESTINATION DOWNTOWN: A PLACEMAKING AND MOBILITY 

ENHANCEMENT PROJECT. 

 

Amend the cover page to include all adopted amendments to date. 

 

CHAPTER 1. INTRODUCTION 

ORGANIZATION OF THE COMPREHENSIVE PLAN 

The Gardner Comprehensive Plan is divided into the following chapters: 

1. Introduction – a description of the purpose of the plan, process, and content. 

2. Community Profile – a snapshot of the City of Gardner, as it is today, that establishes the basis for 
recommendations in subsequent chapters. 

3. Public Participation – a summary of the public outreach activities that took place during the 
comprehensive planning process, and the outcomes they produced. 

4. Vision, Goals, and Objectives – an articulation of the shared vision for Gardner and a description of 
the goals and objectives for achieving the community’s vision. 

5. Land Use Plan – a future land use map for the City of Gardner and subsequent recommendations for 
the residential, commercial, and industrial areas of the community. 

6. Community Facilities and Services – recommendations related to the maintenance of existing 
facilities and the future expansion of community facilities and services. 

7. Transportation and Mobility – recommendations related to roadways, bicycle and pedestrian mobility, 
transit, and airports. 

8. Environmental Features and Open Space – recommendations for enhancing the benefits of parks, 
open space, and environmental features which help to define the community’s quality of life. 

9. Image and Identity – recommendations related to the character, image, and appearance of the 
community including streetscape, gateways, development character, and more. 

10. Sustainability Framework – a foundation of sustainability policies, initiatives, and program 
development. 

11. Implementation – specific actions required to carry out the new Comprehensive Plan including 
recommendations regarding regulations, economic development strategies, priority improvement 
projects, general administration, and updates to the Plan. 

12. Capital Improvements – a compilation of the various infrastructure and facility/service needs related to 
growth and development, with schedules of capital improvements for 5 years, 10 years, and 10+ years. 
(Ord. 2553) 

Appendix A: Action Plan – a table referencing all goals, objectives, and recommended actions, including 
status updates. (Ord. 2554) 

The following plans have been adopted and incorporated by reference: 

I-35 & Gardner Road Interchange Subarea Plan – adopted by Resolution No. PC-16-02 by the Planning 
Commission on May 24, 2016, and adopted by Ordinance No. 2517 by City Council on June 20, 2016. 

Gardner Main Street Corridor Plan, with associated Gardner Main Street Corridor Market Analysis – 
adopted by Resolution No. PC-18-01 by the Planning Commission on March 27, 2018, and adopted by 
Ordinance No. 2574 by City Council on April 16, 2018.  
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I-35 & 175th Street Interchange Subarea Plan – adopted by Resolution No. PC-18-02 by the Planning 
Commission on May 22, 2018, and adopted by Ordinance No. 2582 by City Council on June 18, 2018. 

Gardner Destination Downtown:  A Placemaking and Mobility Enhancement Project – adopted by 
Resolution No. PC-20-01 by the Planning Commission on February 25, 2020, and adopted by Ordinance 
No. ____ by City Council on March 16, 2020.  

 

CHAPTER 3. PUBLIC PARTICIPATION  

Public participation and input is the cornerstone of the Comprehensive Plan. The Plan is founded upon the thoughts, 
concerns, and aspirations of the residents and businesses that call Gardner home. In this way, the City of Gardner 
Comprehensive Plan serves as a true reflection of the City. 

This chapter of the Comprehensive Plan provides a summary of the range of public outreach events that occurred 
throughout the planning process. It also includes an overview of online outreach efforts that included resident and business 
surveys as well as a web-based mapping tool. The culmination of these results provided the foundation upon which the 
Gardner Comprehensive Plan was built. 

Ongoing public participation and input has been obtained as part of subsequent planning efforts such as the Gardner Main 
Street Corridor Plan, Gardner Destination Downtown:  A Placemaking and Mobility Enhancement Project plan, and the 
subarea plans that are adopted by reference as part of the Comprehensive Plan.  Detailed information on methods of public 
engagement and input received is contained within those plans.  The ideas obtained through these separate planning efforts 
deepen understanding of issues identified by the Comprehensive Plan relating to community facilities, land use, 
transportation and mobility, community character, and economic development. (Ord. 2574, Ord. ____) 

 

CHAPTER 4.  VISION, GOALS & OBJECTIVES 

GOALS & OBJECTIVES 

The City of Gardner Comprehensive Plan provides a road map for policies that will guide the City over the next 15-20 years. 
The Goals and Objectives help organize the Plan and provide the conceptual framework for more detailed 
recommendations. 

Goals are overarching principles that outline an intended outcome; they are broad and long-range. Objectives are specific 
actions and policies that should be undertaken and/or adopted by the City of Gardner to help achieve its goals. 

The Goals and Objectives are categorized as follows: 

• Neighborhoods and Housing 

• Commercial Areas 

• Industrial Areas 

• Growth and Annexation 

• Transportation and Mobility 

• Community Facilities 

• Open Space, Recreation, and Environmental Features 

• Community Character 

• Sustainability 
 

Since adoption in 2014, steps have been taken to address the goals and objectives of the Comprehensive Plan. For 
example, the adoption of the Gardner Land Development Code in 2016 (Ord. 2518) satisfies a wide range of objectives 
(here indicated by the designation “(LDC)” after the recommendation).  As part of the 2017 amendments (Ord. 2554), the 
City added Appendix A: Action Plan, which includes a summary table of all Comprehensive Plan recommendations. In 2018, 
an executive summary of achieved tasks (to be updated annually) was added to Appendix A, and these achievements are 
reflected in the status column of the Action Table.  
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Furthermore, subsequently adopted area plans (adopted by reference as part of this Plan) have presented additional 
recommendations that are related to the goals and objectives of the Comprehensive Plan.  These plans provide more 
specific, detailed recommendations and guidance for land use decisions in those planning areas.  Recommendations that 
are explored in greater depth in the Gardner Main Street Corridor Plan are here indicated by the designation “(MCP)” after 
the recommendation. (Ord. 2574)  Recommendations that are explored in greater depth in the Gardner Destination 
Downtown:  A Placemaking and Mobility Enhancement Project plan are here indicated by the designation “(GDD)” after the 
recommendation. (Ord. ____) 

COMMERCIAL AREAS 

Goal: Promote the City’s commercial character by supporting local businesses and creating a thriving Downtown area and 
commercial nodes integrating mixed-use and pedestrian-oriented design and development. (MCP) (GDD) 

Objectives: 

• Allow for greater flexibility within the zoning and development controls to promote business growth and retention 
(LDC, MCP) 

• Promote Downtown Gardner businesses through marketing and branding strategies and local partnerships 
including the Chamber of Commerce and similar organizations 

• Create a mixed-use, pedestrian-oriented commercial district in Downtown and Main Street through streetscape, 
infrastructure upgrades, and economic development efforts (MCP) (GDD) 

• Work with the Kansas Department of Transportation to redesign Main Street (MCP) (GDD) 

• Attract hotels and hospitality-related commercial uses to support corporate and office developments 

• Promote commercial growth along Main Street and at the I-35 interchanges to provide neighborhood and regional 
commercial areas with a diverse range of retail and commercial uses and services (MCP) 

• Create a specific area plan for Downtown that considers future land use and development opportunities, historic 
preservation, transportation, and streetscape (MCP) (GDD) 

 

TRANSPORTATION & MOBILITY  

Goal: Design a transportation network that provides safe and efficient access for all modes of travel between residential 
areas, businesses, and civic and recreational facilities while ensuring streets, sidewalks, and trails are well-maintained. 

Objectives: 

• Work with the Kansas Department of Transportation to assess the viability of redesigning and/or rerouting US-56 
to a location outside of Downtown (MCP) 

• Implement a Safe Routes to School Program that allows children to safely travel to local schools by foot or bicycle 

• Adopt a Complete Streets policy so future growth and development is safe and accessible for all users (LDC) 

• Make critical pedestrian connections to community facility destinations, including the integration of trails as outlined 
in the Parks System Master Plan (MCP) (GDD) 

• Require full sidewalk build-out within a reasonable amount of time (e.g. 2 years) after the beginning of new 
development 

• Develop a strategy to improve existing pedestrian facilities to be compliant with ADA guidelines (GDD) 

• Work with the railroad to improve rail crossing delays throughout the City using improved signalization 

• Work with Johnson County to improve access to local and regional public transportation 

• Coordinate responsiveness with the Gardner Police Department and local fire protection agencies as new growth 
and development occurs 

• Review potential growth areas for new, rerouted, or reclassified roads 

COMMUNITY FACILITIES 

Goal: Ensure high quality and dependable public services and facilities including the Public Works and Parks and 
Recreation Departments, police and fire protection, Gardner-Edgerton Unified School District, Johnson County Library, and 
other community-based facilities. 

Objectives: 
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• Develop a new Gardner Police and court services facility to support staff and operations, and service the growing 
and evolving population throughout the community 

• As growth occurs, ensure that police staffing adequately serves the needs of the community 

• Work in partnership with local fire protection agencies to ensure that existing and growth areas are adequately 
serviced including the availability of water for fire suppression 

• Establish a community center to provide a central location for meetings and events particularly for youth and senior 
programs (MCP) (GDD) 

• Foster increased communication and trust building with residents and businesses through a multi-media campaign 
that includes outreach to faith-based organizations 

• Support the Gardner-Edgerton Unified School District in their ongoing efforts to monitor enrollment rates to plan for 
potential growth and facility expansion 

• Consider alternative locations for new infrastructure that would allow for the planting of trees within the parkway to 
enhance the public streetscape (MCP) 

OPEN SPACE, RECREATION & ENVIRONMENTAL FEATURES 

Goal: Create a balanced park system that provides neighborhood, community, and regional parks that are connected 
through an extensive trail and greenway network. 

Objectives: 

• Ensure that all residential areas are adequately served by neighborhood and community parks through easements 
or subdivision regulations (LDC) 

• Assess the viability of a new community center based on the recommendation of the 2009 Park System Master 
Plan, taking into consideration locational needs, access, cost, and local programming and facility needs (MCP) 

• Use cluster development and conservation design techniques to conserve natural and open space areas for 
passive recreation and stormwater management (GDD) 

• Update and continue to implement the 2009 Park System Master Plan, acquiring additional parkland and installing 
new recreational facilities as needed and feasible (GDD) 

• Increase public bicycle and pedestrian access to community facilities through connections to the local trail system 
(MCP) (GDD) 

• Maintain the joint use agreements with the Gardner-Edgerton School District to provide additional recreational 
facilities for residents 

COMMUNITY CHARACTER  

Goal: Maintain and enhance the traditional character of Gardner while strengthening the regional image of the community. 

Objectives: 

• Promote Gardner through a multifaceted branding and marketing strategy 

• Partner with the Gardner Historical Society to promote the community’s heritage 

• Install gateway and wayfinding signage at key locations to help define the City’s brand and identity (MCP) (GDD) 

• Implement a streetscape improvement program to provide a sense of place and identity within key commercial 
areas, specifically along Main Street, the I-35 interchanges, and the west end of Downtown (MCP) (GDD) 

• Promote and require landscaping within commercial areas and require the maintenance and screening of parking 
lots, service areas, and incompatible uses (LDC) 

• Enhance the Johnson County Fairgrounds, including exploring alternative sites, to ensure that the fair continues to 
be an important part of the City’s identity and is compatible with surrounding development (MCP) (GDD) 

• Continue to host and support the Johnson County Fair as well as additional events and festivals throughout the 
year (MCP) 

SUSTAINABILITY (page 45) 

Goal: Integrate sustainability measures throughout the City to protect and enhance the natural environment, lower energy 
demand, and increase healthy living. 
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Objectives:  

• Review building codes and amend as needed to incorporate green building design and construction techniques to 
better manage energy use, stormwater runoff, and other impacts of development 

• Encourage energy conservation by residents and businesses to provide individual cost savings and reduce 
demand on the City’s electrical grid 

• Require the use of stormwater best management practices (BMPs) for all new development projects while 
encouraging similar strategies for existing developments (GDD) 

• Preserve and enhance the City’s natural assets such as greenways, wooded areas, Gardner Lake, and the KCPL 
Prairie Wetland 

• Ensure oil extraction processes follow applicable federal, state, and local regulations to protect the health of the 
natural environment 

• Implement policies and regulations that encourage compact development with connected open spaces to support 
more efficient infrastructure provision (LDC) 

• Understand trees as critical infrastructure that helps manage stormwater runoff, mitigate heat island effect, improve 
air and water quality, conserve energy, and provide shade for a safer and more comfortable pedestrian 
environment, and coordinate utility easement locations so as not to interfere with street tree placement 

• Encourage the joint use of utility corridors for utilities, recreation, stormwater management, and appropriate 
nonmotorized connections  

• Support ongoing National Incident Management System (NIMS) training and other hazard mitigation training for all 
City employees, and provide education for citizens 

• Ensure that there are sufficient storm shelters provided for residents of the City’s mobile home parks and areas 
without basements  

(Ord. 2554, Ord. 2574, Ord. ____) 

 

CHAPTER 5.  LAND USE & DEVELOPMENT 

COMMERCIAL AREAS PLAN 

Gardner’s commercial areas provide vital goods and services to residents and visitors, include public areas for community 
events and gathering, and generate significant tax revenue that funds municipal services and infrastructure. They also play a 
significant role in the image and identity of the City. 

Commercial areas in Gardner are generally located along US-56/Main Street, Moonlight Road, and around the I-35/US-56 
interchange. This section of the Comprehensive Plan recognizes the varying physical and market characteristics of the 
different commercial areas and categorizes them into four types: 

• Downtown Mixed-Use 

• Main Street Corridor 

• Community Commercial 

• Regional Commercial 

It provides policy recommendations to guide reinvestment in existing commercial areas, and ensures future development is 
reflective of broader community goals.  Further policy guidance is found in the Gardner Main Street Corridor Plan, and the 
Gardner Destination Downtown:  A Placemaking and Mobility Enhancement Project plan, which is adopted by reference as 
part of the Comprehensive Plan.  Recommendations below which are detailed more fully in the Gardner Main Street Corridor 
Plan are followed by the designation “(MCP)”.  Recommendations below which are addressed by the adoption of the 
Gardner Land Development Code (Ord. 2518) are designated by “(LDC)”. Recommendations that are explored in greater 
depth in the Gardner Destination Downtown plan are here indicated by the designation “(GDD)” after the recommendation. 
(Ord. 2574, Ord. ____) 

 

DOWNTOWN MIXED-USE 
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Downtown serves as the historic core and center of civic activity for Gardner. The area is anchored by City Hall and includes 
the Johnson County Library, Senior Center, and historic Bray House. While Main Street serves as the primary east-west 
corridor, the boundaries of Downtown extend north to Washington Street, south to Warren Street, and east and west to 
Sycamore Street and Center Street, respectively. A vibrant downtown environment should build upon a mix of retail 
restaurant, office, and residential land uses, pedestrian-friendly streets, and attractive buildings and architecture. 

MAIN STREET CHARACTER 

As the primary thoroughfare through Downtown, Main Street plays a significant role in conveying the image of the City 
center, and the community as a whole. This area should continue to accommodate mixed-use or commercial development 
that is built to the front property line and pedestrian friendly in terms of façade design, massing, and streetscape.  Between 
Sycamore and Center Street, the early 1900’s traditional architecture establishes a streetwall that helps to define the space 
and provide the framework for a pedestrian-oriented environment.  However, this streetwall is soon broken by surface 
parking lots and inconsistent front setbacks. Future development and design of Downtown should consider the following 
actions and policies: 

• Work with property owners to procure funding for the rehabilitation of structures and facades in Downtown (MCP) 

• Maximize the use of underutilized portions of the public realm for landscaping, wayfinding signage, historic 
markers, benches, and other streetscape amenities (MCP) (GDD) 

• Explore opportunities to reconfigure Main Street to accommodate more substantial streetscape elements including 
medians, reconfigured parking, and new traffic patterns for a more pedestrian- and business-friendly Downtown 
(MCP) (GDD) 

• Continue to use alleys to host utility operations, allowing Main Street to remain clear of utility poles and lines 

• Support the creation of a business improvement district to help fund public realm maintenance, marketing, events, 
security, and beautification projects (GDD) 

• Modify development regulations to ensure that commercial properties provide adequate screening against nearby 
residential properties (LDC) 

• Conduct a historic survey of Downtown and the surrounding residential neighborhoods to reestablish a Downtown 
Enhancement District 

DOWNTOWN EDGE 

The periphery of the Downtown includes a variety of uses, including parking lots that support uses on Main Street, 
secondary commercial activities, government or civic uses, and varying densities of residential development. Development 
in this area should continue to support the Downtown as a whole by the following actions: 

• Support a variety of housing types that meet market demand and provide easy access to Downtown uses for a 
large number of residents (MCP) 

• Ensure development regulations address the impacts of Downtown uses on residential areas, including parking, 
access, building design, utility screening, etc. (LDC) 

• Utilize vacant lots as an opportunity to increase the residential population close to the Downtown (MCP) 

• Require development to reflect the character of the Downtown area through attractive building design and 
architectural materials (LDC)  

• Provide pedestrian connections to the Main Street area and surrounding neighborhoods to support multi-modal 
access to Downtown (MCP) 

PARKING MANAGEMENT 

Parking is an important component in many commercial areas, allowing access to local shops and restaurants. However, the 
location and configuration of surface parking lots are often detrimental to the desired character of Downtown. In order to 
balance the goals of providing sufficient parking capacity and maintaining a traditional Downtown character, the City should 
implement the following strategies: 

• Develop or screen existing surface parking lots that front on Main Street or adjacent uses (MCP) 

• Use alleys for access to parking areas (MCP) 

• Work with property owners to relocate parking lots that currently front on Main Street to rear portions of the block 
so that Main Street frontage can be redeveloped with buildings that reinforce the desired character (MCP) 

• Periodically conduct parking surveys that assess the capacity and location of Downtown parking relative to 
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demand at different times of the day and week (MCP) (GDD) 

• Encourage shared parking agreements between Downtown tenants or for special events (i.e. use of bank parking 
during weekend events or festivals) (LDC) MCP) (GDD) 

(Ord. 2574, Ord. ____) 

 

MAIN STREET CORRIDOR 

The Main Street corridor includes commercial properties along US-56/Main Street from Moonlight Road to Sycamore Street. 
This corridor serves as the gateway into Gardner, though the fragmented development pattern and surface parking frontage 
create a commercial environment that lacks cohesion and character. 

Recommendations within this section complement those within the US-56 Corridor Management Plan. 

ACCESS MANAGEMENT 

Multiple curb cuts and parking lots along the Main Street corridor reduce the efficiency of the roadway network, and result in 
a high number of conflict points. Access management principles can be used to enhance access to local uses, and support 
multi-modal mobility. The City should consider the following access management strategies (LDC, MCP): 

• Encourage the use of cross-access between adjacent lots that would enhance circulation without reliance on 
turning movements on Main Street (MCP) 

• Prioritize access to parking areas from side streets and alleys rather than from Main Street (MCP) 

• Work with property owners to consolidate or remove excessive curb cuts to individual properties 

• Review development regulation related to parking to ensure that required on-site capacity does not create undue 
strain, especially within the context of other regulations related to landscaping, access, required yards, and buffers 
against other land uses (LDC) 

• Allow for and encourage shared parking agreements between uses whose parking demand occurs during different 
times of the day or week (LDC) 

CHARACTER 

As the gateway into Gardner, the character of Main Street plays an important role in Gardner’s overall image and identity. 
Currently, the wide street cross-section and unscreened parking lots are the predominant visual elements of Main Street. 
Though they are often set back from the street, the design and orientation of buildings on Main Street have a significant 
impact on the character of Gardner. In order to foster a vibrant commercial corridor, and have Main Street serve as a 
positive entrance into Gardner, the City should implement the following strategies: 

• Actively enforce municipal ordinances to ensure that structures and landscaping are properly maintained and in 
compliance with development and building codes 

• Review and amend sign regulations as appropriate to require signage that is attractive, integrated into building and 
landscape design, and consistent with the desired character of the Main Street corridor (LDC) 

• Work with property owners to install parking edge landscaping and trees to decrease the visual impacts of surface 
parking lots 

• Work with KDOT to assess the viability of, and implement a reconfigured Main Street that would maintain traffic 
flow, enhance vehicular safety, and create additional space for sidewalks, bicycle lanes, and/or landscaping areas 
(MCP) (GDD) 

INVESTMENT & REDEVELOPMENT 

Redevelopment along Main Street is inhibited by small commercial lots and a close relationship to surrounding residential 
areas. In order to appropriately manage this relationship and maximize opportunities for investment and redevelopment, the 
City should implement the following actions: 

• Support investment in existing commercial structures and sites through the development of a façade enhancement 
program, business improvement district, the pursuit of outside funding, or other policy and funding alternatives 
(MCP) 

• Identify areas where commercial development on the north side of Main Street can encroach north, to Shawnee 
Street, by redeveloping compromised or vacant residential structures, and amending zoning regulations to require 
significant screening where the future commercial development may back up to existing residential lots (MCP) 
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• Work with property owners and developers to identify opportunities to assemble lots to create more substantial 
redevelopment sites that can better accommodate larger building footprints, on-site parking and circulation, 
landscaping, and required yards (MCP) 

(Ord. 2574, Ord. ____) 

 

CHAPTER 9.  IMAGE & IDENTITY 

STREETSCAPE & BUILT FORM 

There are several portions of Gardner where the character of the built environment reflects the traditional heritage of the 
community. This is the result of efforts to preserve important structures and invest in the public realm through streetscape 
and civic spaces. The design of private development – building placement, materials, architectural massing and detail, 
landscaping, and signage – can be used to create a sense of enclosure for the public realm, and can create an attractive 
and inviting environment. Streetscape elements such as lighting, landscaping, street furniture, and sidewalk design can be 
used to create a unique sense of place. In order to maximize the benefits of investment in private development and public 
spaces, the City should implement the following actions: 

• Continue to implement the Design Standards of the Gardner Land Development Code through development review 
and approval. 

• Establish a comprehensive streetscape master plan that identifies priority streetscape corridors, illustrates desired 
streetscape elements, includes standards for design and installation, and considers opportunities to collaborate 
with private development to extend the streetscape beyond the public realm. This streetscape master plan should 
include recommendations and illustrations related to typical streetscape elements that are appropriate for various 
environments, civic spaces, gateways, and wayfinding. (MCP) (GDD) 

• Install gateways at prominent entry points to Gardner. The I-35 interchanges and several at-grade streets 
represent the primary means of entry into Gardner. The City should commission the design and installation of 
substantial gateway markers and entry points from US 56 and Gardner Road, while more modest gateway 
elements could announce entry. (MCP) 

• Use streetscape design as a way to call attention to Gardner’s varying commercial environments. Gardner’s 
commercial areas vary in terms of function, level of visibility, and intended character. For example, the US-56/I-35 
interchange area is auto-oriented and could include large areas of landscaping and decorative detention. However, 
the Downtown is pedestrian-oriented and would benefit from safe sidewalk zones, buffers from vehicular traffic, 
sidewalk café seating and street furniture that encourages strolling and staying. The City should utilize streetscape 
to call attention to and differentiate these important areas. Contrasting lighting elements, landscaping, signage, 
and hardscape can create this effect. (GDD) 

• Place attractive wayfinding signs in commercial areas and along major corridors. Signs should be located in key 
commercial locations in the City, such as Main Street, as well as along arterial corridors to direct motorists and 
pedestrians to destinations such as City Hall, the Johnson County Fairgrounds, and Celebration Park. The scale of 
the signs should be appropriately sized based on location, but all should have a similar design to unify and define 
the City’s brand and identity. (MCP) (GDD) 

(Ord. 2574, Ord. ____) 

 

CHAPTER 10.  SUSTAINABILITY FRAMEWORK 

The term “sustainability” can have several meanings depending on local context and priorities. Generally, sustainability 
includes consideration of three important elements in urban development; local ecology, economic well-being, and social 
equity. In Gardner, the balance among these three elements is influenced by oil drilling, intermodal distribution and logistics, 
traditional and contemporary neighborhood development, bicycle trails and greenways, access to basic goods and services, 
and many other factors. As these urban development issues evolve, the City is also subject to changing climate conditions 
that will continue to test local infrastructure, energy systems, and consumer behavior. 

This chapter highlights recommendations throughout the Comprehensive Plan that reflect sustainable practices, and 
introduces additional strategies aimed at ensuring Gardner’s long-term viability and attractiveness.  Additional 
recommendations for sustainable practices and quality of life improvements can be found in the Gardner Main Street 
Corridor Plan, adopted by reference as part of the Comprehensive Plan in 2018 (Ord. 2574), and in the Gardner Destination 
Downtown: A Placemaking and Mobility Enhancement Project plan, adopted by reference as part of the Comprehensive 
Plan in 2020 (Ord. ____). 
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CHAPTER 11.  IMPLEMENTATION  

SHORT-TERM TASKS (0-3 YEARS) 

CREATE AN IMPLEMENTATION ACTION AGENDA  

The Comprehensive Plan provides more than 200 policy and program recommendations. In order to address the myriad of 
strategies presented within the plan, the City should prepare an “Action Agenda,” to highlight the projects and activities to be 
undertaken within the next few years. The action agenda should be developed in conjunction with the City’s CIP, and should 
involve all relevant City departments. To remain current, the action agenda should be updated once a year. The action 
agenda may consist of: 

• A detailed description of the projects and activities to be undertaken; 

• The priority of each project or activity; 

• An indication of the public and private sector responsibilities for initiating and participating in each activity; and 

• Potential funding sources and assistance programs that might be available for implementing each project or 
activity. 

A table describing all the recommendations of the 2014 Comprehensive Plan, as amended, is included as Appendix A.  It is 
intended that this table be updated yearly. (Ord. 2554)  This action plan in Appendix A does not include the 
recommendations of the Gardner Main Street Corridor Plan, Gardner Destination Downtown Plan, or other plans adopted by 
reference as part of this plan, which should also be considered when preparing the City’s CIP and when updating the Capital 
Improvements Element (CIE) of Chapter 12.  A similar implementation table referencing all recommendations of the Gardner 
Main Street Corridor Plan is contained in Chapter 7 of that document, and in Chapter 5 of the Gardner Destination 
Downtown Plan (Ord. 2574, Ord. ____) 

DEVELOP SPECIFIC PLANS FOR PRIORITY DEVELOPMENT AREAS 

The Comprehensive Plan provides several recommendations for the creation of more specific and detailed plans throughout 
Gardner. The City should initiate the process to further study and create plans for the following areas: 

• Downtown 

• Johnson County Fairgrounds 

• I-35 Interchange Areas 

• 191st Street Corridor 

• Main Street Corridor 

• Southeast Quadrant Market-Determined Area 

In 2016, the I-35 & Gardner Road Interchange Subarea Plan was adopted, providing further insight for the western portion of 
the Southeast Quadrant Market-Determined Area (including the I-35 and Gardner Road Interchange and the 191st Street 
Corridor). 

In 2018, the Gardner Main Street Corridor Plan was adopted as part of a grant-supported initiative to further study and 
recommend improvements for the Downtown, Johnson County Fairgrounds, Main Street corridor, surrounding 
neighborhoods, and the area adjacent to the I-35 and 175th Street interchange. 

In 2018, the I-35 & 175th Street Interchange Subarea Plan was adopted, providing further insight for the northern portion of 
the Southeast Quadrant Growth Areas (including the I-35 and 175th Street Interchange). 

In 2020, the Gardner Destination Downtown: A Placemaking and Mobility Enhancement Project plan was adopted as part of 
a grant-supported initiative to support more detailed planning for new open and civic spaces and improved streetscapes 
within an 8-block area of Downtown between Center Street on the west, Sycamore Street on the east, E Washington Street 
on the north, and E Warren Street on the south (including Cornerstone Park on E Washington Street).   

Although these area plans are separate documents, incorporated by reference into the Comprehensive Plan, these updated 
plans establish the official Comprehensive Plan policy for the respective study areas.  The recommendations in these 
referenced plans take precedence over other policy found in other portions of the Comprehensive Plan, unless otherwise 
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noted.  However, applicable recommendations of the Comprehensive Plan should be considered in addition to the 
recommendations of these respective area plans.  

(Ord. 2574, Ord. 2582, Ord. ____) 

MEDIUM-TERM TASKS (3-5 YEARS) 

ADDITIONAL ACTIONS 

In addition to the aforementioned actions, the Plan provides recommendations for several medium-term tasks. These 
include: 

• Conduct a sidewalk gap analysis 

• Conduct a Gardner Golf Course reuse and study plan 

• Implement Safe Routes to School projects 

• Adopt Complete Streets policy – such policy was adopted as Appendix B of the Gardner Land Development Code, 
effective August 1, 2016. 

• Create a Downtown-specific plan that addresses detailed land use, revitalization, and streetscape improvements – 
see the Gardner Main Street Corridor Plan and Gardner Destination Downtown plan adopted by reference as part 
of this plan.  

• Work with the Johnson County Fair Association to identify potential locations for a new facility within the Gardner 
community (see also the public input and findings in the Gardner Main Street Corridor Plan) 

(Ord. 2554, Ord. 2574, Ord. ____) 

LONG-TERM TASKS (5+ YEARS) 

RECONFIGURE MAIN STREET 

The redesign and streetscape improvements of Main Street/US-56 to create a pedestrian and business-friendly environment 
is paramount to the revitalization of Downtown. It will require additional studies and design concepts and the potential 
transfer of roadway jurisdiction from the Kansas Department of Transportation to the City of Gardner.  The Gardner Main 
Street Corridor Plan, adopted by reference as part of this plan, contains additional studies and design concepts for Main 
Street, and recommends against the transfer of roadway jurisdiction from KDOT to Gardner. (Ord. 2574)  The Gardner 
Destination Downtown plan, adopted by reference as part of this plan, contains very specific recommendations for not only 
redesign and streetscape improvements for Main Street, but for E Washington, E Shawnee, E Park, E Warren, Sycamore, 
and Elm Streets.  It also provides concept plans and implementation strategies for new public spaces near City Hall, 
improvements in Cornerstone Park, and a mobility hub on Park Street.  This plan provides sufficient detail to solicit design 
and construction documents for Downtown improvements, moving the City closer to realizing this task. (Ord. ____) 



Planning Commission 
RESOLUTION NO. PC-20-01 

 

A RESOLUTION ADOPTING AMENDMENTS TO THE COMPREHENSIVE PLAN FOR THE 
CITY OF GARDNER, KANSAS, AMENDING THE COVER PAGE, CHAPTER 1 

INTRODUCTION, CHAPTER 3 PUBLIC PARTICIPATION, CHAPTER 4 VISION, GOALS & 
OBJECTIVES, CHAPTER 5 LAND USE & DEVELOPMENT, CHAPTER 9 IMAGE & IDENTITY, 

CHAPTER 10 SUSTAINABILITY FRAMEWORK, CHAPTER 11 IMPLEMENTATION  
AND INCORPORATING BY REFERENCE THE GARDNER DESTINATION DOWNTOWN: A 

PLACEMAKING AND MOBILITY ENHANCEMENT PROJECT PLAN  

 
WHEREAS, the City of Gardner has a duly constituted Planning Commission as 

provided by K.S.A 12-744; and 
 

WHEREAS, pursuant to K.S.A. 12-747(a), the Gardner Planning Commission is 
authorized to make or cause to be made a comprehensive plan for the development of the City 
of Gardner and any unincorporated territory lying outside of the City but within the same County 
in which the City is located, which in the opinion of the Planning Commission, forms the total 
community of which the City is a part; and 
 

WHEREAS, pursuant to K.S.A. 12-747(b), the Gardner Planning Commission is 
authorized to make recommendations to the Governing Body of the City relating to the adoption 
and amendment of a comprehensive plan by a single resolution or by successive resolutions 
and is further authorized to adopt or amend parts of the comprehensive plan for the City of 
Gardner; and 
 

WHEREAS, the City of Gardner adopted a Comprehensive Plan titled “City of Gardner 
Comprehensive Plan”, approved with Ordinance 2457 on September 15, 2014; and amended 
with Ordinance No. 2517 on June 20, 2016, and Ordinance No. 2553 on September 18, 2017, 
and Ordinance No. 2554 on September 18, 2017, and Ordinance No. 2574 on April 16, 2018, 
and Ordinance 2582 on June 18, 2018; and 
 

WHEREAS, the proposed Amendments to the Comprehensive Plan for the City of 
Gardner, Kansas amending the Cover Page, Chapter 1 Introduction, Chapter 3 Public 
Participation, Chapter 4 Vision, Goals & Objectives, Chapter 5 Land Use & Development, 
Chapter 9 Image & Identity, Chapter 10 Sustainability Framework, and Chapter 11 
Implementation including the Gardner Destination Downtown:  A Placemaking and Mobility 
Enhancement Project plan was prepared for review by the Gardner Planning Commission in 
accordance with K.S.A. 12-747, and 
 

WHEREAS, proper notice was published in the official City newspaper once at least 
twenty (20) days prior to the public hearing on the proposed amendment to the City of Gardner 
Comprehensive Plan; and 
 

WHEREAS, the Planning Commission held a public hearing on the proposed 
Amendments to the Comprehensive Plan for the City of Gardner, Kansas amending the Cover 



Page, Chapter 1 Introduction, Chapter 3 Public Participation, Chapter 4 Vision, Goals & 
Objectives, Chapter 5 Land Use & Development, Chapter 9 Image & Identity, Chapter 10 
Sustainability Framework, and Chapter 11 Implementation including the Gardner Destination 
Downtown:  A Placemaking and Mobility Enhancement Project plan on February 25, 2020, at 
which public comments were encouraged; and 

 
WHEREAS,  the Gardner Planning Commission is recommending to the Governing 

Body the Amendments to the Comprehensive Plan for the City of Gardner, Kansas amending 
the Cover Page, Chapter 1 Introduction, Chapter 3 Public Participation, Chapter 4 Vision, Goals 
& Objectives, Chapter 5 Land Use & Development, Chapter 9 Image & Identity, Chapter 10 
Sustainability Framework, and Chapter 11 Implementation and adopting and incorporating by 
reference the Gardner Destination Downtown:  A Placemaking and Mobility Enhancement 
Project plan, in accordance with K.S.A. 12-747 
 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of 
Gardner, Kansas, hereby adopts the proposed Amendments to the Comprehensive Plan for the 
City of Gardner, Kansas, incorporated herein by reference, amending the Cover Page, Chapter 
1 Introduction, Chapter 3 Public Participation, Chapter 4 Vision, Goals & Objectives, Chapter 5 
Land Use & Development, Chapter 9 Image & Identity, Chapter 10 Sustainability Framework,  
Chapter 11 Implementation and  the Gardner Destination Downtown:  A Placemaking and 
Mobility Enhancement Project plan, and recommends adoption of same of by the Governing 
Body in accordance with K.S.A. 12-747.  

 
This Resolution, together with a certified copy of the Amendments to the Comprehensive 

Plan for the City of Gardner, Kansas amending the Cover Page, Chapter 1 Introduction, Chapter 
3 Public Participation, Chapter 4 Vision, Goals & Objectives, Chapter 5 Land Use & 
Development, Chapter 9 Image & Identity, Chapter 10 Sustainability Framework, and Chapter 
11 Implementation and the Gardner Destination Downtown:  A Placemaking and Mobility 
Enhancement Project plan, and a written summary of the Planning Commission Public Hearing 
conducted regarding said Amendments, shall be submitted to the Governing Body pursuant to 
K.S.A. 12-747. 
 

ADOPTED by the Planning Commission of the City of Gardner, Kansas this 25th day of 
February, 2020. 
 
 
_______________________________  ________________________________ 
Scott Boden, Chairman    Larry J. Powell, Secretary 
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